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TO:  Detroit City Council 

   

FROM:    David Whitaker, Director   

  Legislative Policy Division  

 

DATE:    October 12, 2020 

 

RE: Comprehensive Report on the Community Benefits Ordinance Process 

 

This report is in response to Councilmember Tate’s September 24, 2020 memorandum 

requesting the Legislative Policy Division (LPD) to provide a comprehensive analytical report on 

staff’s findings pertaining to all meetings related to proposed amendments to Chapter 12 of the 

2019 Detroit City Code, Community Development Article VIII, Community Benefits, commonly 

known as the “Community Benefits Ordinance.”  

 

This report will provide a detailed timeline laying out how recommended revisions to the 

Community Benefits Ordinance were received, considered, revised, and vetted by council staff, 

members of the general public, development community, and the administration.  Additionally, 

this report will provide a synopsis of recommended revisions that have the concurrence of both 

members of the general public as well as the development community based on the September 

2019 community survey, and public forums which have taken place in January and July of 2020 

respectively.  

 

BACKGROUND 

 

In November of 2016, the Proposal B ballot initiative passed with 53% of the vote, effectuating 

the enactment of the City of Detroit’s Community Benefits Ordinance (CBO) Ordinance No. 35-

16.  The expressed purpose of this ordinance is to garner “outreach and engagement that 

promotes transparency and accountability and ensures development projects in the City of 

Detroit benefit and promote economic growth and prosperity for all residents.” 
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Section 12-8-3, subsection (a)(5) of the ordinance states that “the City Council shall appoint a 

liaison from the Legislative Policy Division to monitor the community engagement process and 

provide updates to the City Council.”   

 

To date, there have been twelve development projects which have met the criteria for a Tier 1 

Development Project1 as defined by the Community Benefits Ordinance.  Under the provisions 

of Section 12-8-3, subsection (a)(5) LPD has assigned a staff person to serve as Council's liaison 

to ensure that the provisions of the ordinance are being carried out in accordance with the spirit 

and intent of the ordinance.  At the conclusion of each Community Benefits process, LPD staff 

has provided a comprehensive report detailing the processes of the community engagement 

process along with recommendations of how the process can be improved to ensure maximum 

community participation. 

 

While LPD staff has the mandated responsibility to oversee the CBO process as Council’s 

liaison, several members of the general public have taken it upon themselves to engage in the ad 

hoc oversight of these proceedings as well.  Most notably among the groups formed are “Detroit 

People’s Platform,” and “Equitable Detroit Coalition.”  

 

Pursuant to Section 12-109 of the City Charter, such an ordinance adopted through initiative 

proceedings may be amended or repealed by the City, after a period of twelve (12) months after 

the date of the election at which it was adopted.   

 

In January 2018 Equitable Detroit Coalition and Detroit People’s Platform submitted twelve 

recommended amendments to the Community Benefits Ordinance to the Detroit City Council for 

your consideration (attached).  In a memorandum dated July 23, 2018, LPD staff submitted an 

additional nine recommended amendments to further strengthen the resolve and community 

engagement aspects of the Community Benefits Ordinance (attached). 

 

Subsequently, several memorandums from various Councilmember’s offices were submitted to 

the Planning and Economic Development Standing Committee for consideration and inclusion in 

a revisionary draft of the Community Benefits Ordinance.  In total sixty-four recommended 

revisions were submitted to Your Honorable Body for consideration.  Forty-three of the 

recommended revisions were submitted by members of the Council are summarized and 

annotated in LPD’s October 1, 2018 report (attached).  

 

                                                 
1 Tier 1 Development Project means a development project in the City that is expected to incur 

the investment of Seventy-five Million Dollars ($75,000,000) or more during the construction of 

facilities, or to begin or expand operations or renovate structures, where the developer of the 

project is negotiating public support for investment in one or both of the following forms: 

(1) Any transfer to the developer of City-owned land parcels that have a cumulative 

market value of One Million Dollars ($1,000,000) or more (as determined by the 

City Assessor or independent appraisal), without open bidding and priced below 

market rates (where allowed by law); or  

(2) Provision or approval by the City of tax abatements or other tax breaks that abate 

more than One Million Dollars ($1,000,000) of City taxes over the term of the 

abatement that inure directly to the Developer, but not including Neighborhood 

Enterprise Zone tax abatements. 
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Upon receiving the October 1, 2018, LPD report, the staff was instructed to convene a legislative 

workgroup comprised of the various Councilmember's legislative staff to review and consider 

each of the sixty-four recommended revisions.  The meetings of the legislative workgroup took 

place in the Legislative Policy Division's offices in Suite 208 of the Coleman A. Young 

Municipal Center between October 2018 and February 2019 resulting in a total of seven 

meetings.  The work product of those legislative workgroup meetings resulted in the sixty-four 

recommendations being paired down to seventeen items.  A chart showing each of the 

recommendations, along with which office offered said recommendations were utilized during 

the working group meetings.  Votes were taken in which a simple majority was needed for a 

recommendation to be included in the working group's final recommendations to Council 

(attached). 

 

During the duration of the legislative workgroup, the office of Council Member Benson 

requested that the Law Department opine on the legality and or permissibility of each of the 

recommendations being considered.  The Law Department submitted a memorandum dated 

February 7, 2019, in which they cite which items to date had been withdrawn from consideration, 

therefore did not require a legal opinion, as well as which items were matters of public policy 

and have no direct legal implications.  The conclusions offered in the Law Department’s 

memorandum show that none of the sixty-four recommended revisions had direct legal 

implications (attached). 

 

A copy of a PowerPoint presentation presented to the Planning and Economic Development 

Standing Committee showing the final recommendations of the working group and by what 

number of votes each recommendation was either met with support or opposition is attached for 

your review (attached).  To solicit widespread community buy-in on the seventeen recommended 

revisions, LPD working with the Department of Innovation and Technology (DoIT) created a 

community survey to gauge the level of support from the community at large.  The survey was 

posted on the Detroit City Council's website as well as the website for the Legislative Policy 

Division for September 2019.  Additionally, an electronic link to the survey was shared with 

each Councilmember’s office and sent out to a list of approximately 1,500 individuals whose 

information had been collected by the Planning and Development Department as having 

previously attended any of the Community Benefits processes to date.   

 

Of the 1,500 or so solicited responses, only 76 respondents participated in the survey.  That 

equates to a return rated of 5.06%. In statistical studies, a return rate of at least 60% would be 

needed to conduct a valid poll.  That being said, the results of the community survey were 

compiled into a PowerPoint presentation and shared with Your Honorable Body in October 

2019, one year after convening of the legislative workgroup (attached). At the request of the 

Planning and Economic Development Standing Committee, a city-wide community forum was 

scheduled for January 30, 2020, to share the results of the survey and to solicit additional 

feedback on the recommended revisions.  LPD submitted a report dated March 11, 2020, which 

summarizes the process the working group had undertaken to that point in addition to the 

findings and feedback from the January 30, 2020, city-wide community forum which took place 

at the IBEW Local Union 58 located at 1358 Abbott Street (attached). 

 

On July 22, 2020, LPD staff conducted another community forum targeted specifically for 

members of the development community who might find themselves subject to the provisions of 

the Community Benefits Ordinance.  The feedback and concerns expressed during that 

community forum are detailed in staff's August 26, 2020, supplemental report (attached). 
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ANALYSIS 

 

In reviewing the totality of the information received there are seven areas in which concurrence 

was reached by the general public as well as the development community in regards to proposed 

recommendations advanced from the legislative working group. There was widespread support 

for several other recommended changes to the ordinance, however, concurrence was not reached 

on all aspects of the proposed revision.  In regards to those areas where total concurrence was 

reached those amendments are as follows: 

 

Proposed amendment No. 2 

 

2. Sec. 14-12-2 of the City of Detroit’s Community Benefits Ordinance defines the 

“Enforcement Committee” as a committee led by the City's Corporation Counsel and 

composed of representatives from the Planning and Development Department, Law 

Department, Human Rights Department, and other relevant City departments as 

determined by the Planning Director. 

 

The proposed revisions to this section would read as follows: 

 

Enforcement Committee means a committee led by the City’s Corporation Counsel and 

composed of representatives from the Planning and Development Department, Law 

Department, Department of Civil Rights, Inclusion and Opportunity, City Council’s 

Legislative Policy Division, the Neighborhood Advisory Council Chair of the 

respective Tier 1 Development Project, and other relevant City departments as 

determined by the Planning Director. 

 

The chair of each Neighborhood Advisory Committee shall be an ex-officio member 

of the related Enforcement Committee.  

 

Proposed amendment No. 5 

 

5. Sec. 14-12-3(a)(2) of the City of Detroit’s Community Benefits Ordinance states: 

 

(2) The City Clerk shall forward notice of the public meeting via First Class Mail no 

less than 10 days before such meeting to all City of Detroit residents within three 

hundred radial feet of the Tier 1 Project.  The notice shall include: 

  a.  The time, date, and location of the public meeting; 

 b. General information about the Tier 1 Project; 

 c. A description of the Impact Area and the location of the Tier 1 Project; 

 d. Information related to potential impacts of the Tier 1 Project and possible 

 mitigation strategies; and  

 

The proposed revisions to this section would read as follows: 

 

(2) The City Clerk shall forward notice of the public meeting via First Class Mail no 

less than 10 days before such meeting to all City of Detroit residents within three 

hundred radial feet of the Tier 1 Project Impact Area.  The notice shall include: 

  a.  The time, date, and location of the public meeting; 
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 b. General information about the Tier 1 Project; 

 c. A description of the Impact Area and the location of the Tier 1 Project; 

 d. Information related to potential impacts of the Tier 1 Project and possible 

 mitigation strategies; and  

 

Proposed amendment No. 8 

 

8. Sec. 14-12-3(b)(2) of the City of Detroit’s Community Benefits Ordinance states: 

 

(2) All residents over the age of 18 that reside in the Impact Area are eligible for nomination.  

 

The proposed revisions to this section would read as follows: 

(2) All residents over the age of 18 that reside in the Impact Area are eligible for nomination. 

Any person who is an agent, employee, or official of the developer must disclose 

their relationship to the developer prior to selection to the NAC. 

 

Proposed amendment No. 9 

 

9. Sec. 14-12-3(b)(4) of the City of Detroit’s Community Benefits Ordinance states: 

 

(4) If the Planning Director receives less than nine nominations, the Planning 

Director may seek out additional nominations from individuals that live outside 

the Impact Area but within the City Council district or districts where the Tier 1 

Project is located. 

 

The proposed revisions to this section would read as follows: 

 

(4) If the NAC receives less than nine nominations, the City Council Member in 

whose district contains the largest portion of the Impact Area may seek out 

individuals that live outside the Impact Area but within the City Council 

District or Districts where the Tier 1 Project is located. 

 

 

 

Proposed amendment No. 13 

 

13. Sec. 14-12-3(d)(2) of the City of Detroit’s Community Benefits Ordinance states: 

(2) The Community Benefits Report shall contain: 

 

a. A detailed account of how notice was provided to organize the public 

meeting. 

b. A list of the NAC members, and how they were selected. 

c. An itemized list of the concerns raised by the NAC. 

d. A method for addressing each of the concerns raised by the NAC, or why 

a particular concern will not be addressed. 

 

The proposed revisions to this section would read as follows: 

 

(2) The Community Benefits Report shall contain: 
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a. A detailed account of how notice was provided to organize the public 

meeting. 

b. A list of the NAC members, and how they were selected. 

c. An itemized list of the concerns raised by the NAC. 

d. A method for addressing each of the concerns raised by the NAC, or why 

a particular concern will not be addressed. 

e.  A detailed list of community outreach strategies used to solicit and 

record feedback. 

 

Proposed amendment No. 16 

 

16. Sec. 14-12-3(f)(1)a.iv. of the City of Detroit’s Community Benefits Ordinance states: 

 

 (1) An Enforcement Committee shall be established to monitor Tier 1 Projects. 

a. The Enforcement Committee shall be comprised of, at minimum, the 

following four individuals: 

   i. Corporation Counsel for the City of Detroit; or their designee. 

   ii. a representative from the Planning and Development Department; 

   iii. a representative from the Law Department; 

   iv. a representative from the Human Rights Department. 

 

The proposed revisions to this section would read as follows: 

 

(1) An Enforcement Committee shall be established to monitor Tier 1 Projects. 

a. The Enforcement Committee shall be comprised of, at minimum, the 

following six individuals: 

 i. Corporation Counsel for the City of Detroit; or their designee. 

 ii. a representative from the Planning and Development Department; 

 iii. a representative from the Law Department; 

 iv. a representative from the Department of Civil Rights, Inclusion  

 and Opportunity. 

v. a representative from City Council’s Legislative Policy 

Division; 

vi. the Neighborhood Advisory Council Chair of the respective 

Tier 1 Development Project. 

 

Proposed amendment No. 17 

 

17. Sec. 14-12-4 of the City of Detroit’s Community Benefits Ordinance states: 

 

Sec. 14-12-4.  Tier 2 Projects2. 

                                                 
2 Tier 2 Development Project means a development project in the City that does not qualify as a Tier 1 Project and is 

expected to incur the investment of $3,000,000.00 or more, during the construction of facilities, or to begin or 

expand operations or renovate structures, where the developer is negotiating public support for investment in one or 

both of the following forms:  

(1) Land transfers that have a cumulative market value of $300,000.00 or more, as determined by the City Assessor 

or independent appraisal, without open bidding and priced below market rates; or  

(2) Tax abatements that abate more than $300,000.00 of City taxes over the term of the abatement that inure directly 

to the developer, but not including Neighborhood Enterprise Zone tax abatements. 
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 (a) Developers shall: 

 

(1) Partner with the City, and when appropriate, a workforce development 

agency to promote the hiring, training and employability of Detroit 

residents consistent with State and Federal Law. 

(2) Partner with the Planning Director to address and mitigate negative impact 

that the Tier 2 Project may have on the community and local residents. 

(b) The Developer’s commitment as identified in Subsection (a) of this section shall 

be included in the development agreements related to any land transfers or tax 

abatements associated with the Tier 2 Project for which the Developer seeks 

approval. 

 

The proposed revisions to this section would read as follows: 

 

Sec. 14-12-4.  Tier 2 Projects. 

 (a) Developers shall: 

 

(1) Partner with the City, and when appropriate, a workforce development 

agency to promote the hiring, training and employability of Detroit 

residents consistent with State and Federal Law. 

(2) Partner with the Planning Director to address and mitigate negative impact 

that the Tier 2 Project may have on the community and local residents. 

(b) The Developer’s commitment as identified in Subsection (a) of this section shall 

be included in the development agreements related to any land transfers or tax 

abatements associated with the Tier 2 Project for which the Developer seeks 

approval. 

(3) The remaining 80% of the total sales price from Tier 2 property sales shall 

be evenly divided among the Neighborhood Improvement Fund and the 

Skilled Trades Fund. 

 

OTHER CONSIDERATIONS 

 

In addition to the above-referenced text amendments, there were other areas of concurrence in 

regards to the process undertaken to vet modifications to the Community Benefits Ordinance.  

Given the low-level participation in the community survey, both members of the general public 

and the development community requested that the survey be reissued to allow additional 

responses to be submitted.  It is believed that with additional time, and greater publicity of the 

survey the results will be undisputable.   

 

Additionally, both members of the general public as well as those in the development community 

believe that the legislative workgroup would have benefited from "their" attendance during the 

workgroup sessions.  Particularly those that submitted recommended revisions, they would have 

liked an opportunity to provide clarifying statements in regards to their recommendations.  

 

Through the course of staff’s engagement with the community regarding revising to the CBO, it 

had been stated that several developments failed to occur within the City of Detroit because of 

the existence of the Community Benefits Ordinance.  LPD staff has requested the Detroit 

Economic Growth Corporation to substantiate those claims if possible.  To date, no 

corroborating evidence has been provided.   
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Finally, it has been stated by members of the development community that the $1M threshold for 

the value of a tax abatement is not congruent with the investment level of $75M or even the 

$50M threshold as recommended by the legislative workgroup.  We have asked the DEGC to 

provide a written analysis in this regard.   

 

Among the recommendations from the legislative workgroup which do not merit an amendment 

to text of the ordinance, however, has been met with widespread support is the recommendation 

that a best practices procedures manual be produced by the Planning and Development 

Department.  It is recommended that the manual include the following language “The City and 

the DEGC shall provide the NAC with all relevant information pertaining to any public subsidies 

being sought by the Developer including but not limited to the specific abatements, dollar 

amounts and duration of the subsidy, as well as the proposed abatement district maps.”  

  

If you have any additional questions, please reach out to our office directly. 

 

 

Attachements 

 

Equitable Detroit Coalition/Detroit People’s Platform Recommendations 

LPD July 23, 2018 Report 

LPD October 1, 2018 Report 

Legislative Workgroup Chart 

Law Departments February 7, 2019 Memorandum 

LPD Community Benefits PowerPoint Legislative Working Group Presentation  

LPD Community Benefits PowerPoint Survey Results 

LPD March 11, 2020 Report 

LPD August 26, 2020 Report 

 



Attachment A 
(Equitable Detroit Coalition/Detroit People’s Platform Recommendations –January 2018) 
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City of Detroit 

CITY COUNCIL 

LEGISLATIVE POLICY DIVISION 
208 Coleman A. Young Municipal Center  

Detroit, Michigan 48226 

Phone:  (313) 224-4946   Fax:  (313) 224-4336 

 

 

 

 

 
 

 TO:  The Honorable Detroit City Council 

 

             FROM: David Whitaker, Director 

   Legislative Policy Division (LPD) Staff 

 

             DATE:  July 23, 2018   

   

     RE:  Community Benefits Ordinance Amendments 

 

 

As Council Members know, Detroit voters approved a ballot measure designated Proposition B, 

as the attached alternative “Community Benefits Ordinance” in the November 8, 2016 election.  

Pursuant to Section 12-109 of the City Charter, such an ordinance adopted through initiative 

proceedings may be amended or repealed by the City, after a period of twelve (12) months after 

the date of the election at which it was adopted.  Therefore, if Council wishes to amend the existing 

“Community Benefits Ordinance”, it is free to do so at this time. 

 

The City’s limited experience to date with implementation of the ordinance designated as 

Proposition B has generated calls for further reforms.  In LPD’s judgment, the community 

engagement procedures specified in this ordinance would benefit from amendments intended, in 

general, to provide more time for Neighborhood Advisory Councils (NAC) established by the 

ordinance to become informed about the development proposals at issue and formulate their 

proposals on behalf of the community, and to require that more useful, relevant, timely and 

comprehensive information be provided to the NAC.  Also, the name of the ordinance should be 

changed to reflect its actual terms as a local law requiring community engagement in the course of 

large developments that are supported by public money, in order to avoid misleading the public 

regarding the scope and purpose of this ordinance.1   

                                                 
1 Other, more substantive changes – such as the threshold amounts for public support of private investment, 

or even the addition of required benefits via enforceable contracts with community advocates, as in a 

traditional Community Benefits Agreement - beyond the community engagement procedures called for in 

the ordinance, would of course be within Council’s authority.  But LPD takes no position recommending 

such structural changes.  Although LPD believes that a full discussion of “community benefits” in 
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LPD recommends the following changes to the Community Benefits Ordinance: 

 

1) That the title be amended to “Community Engagement Ordinance” (Change the word 

“Benefits” under Article XII to the word “Engagement”.  In Section 14-12-1(b), change 

the language to “This article shall be known as the Detroit Community Engagement 

Ordinance”.)  The administration has indicated that the benefits to the community from 

development deals arise from the deals themselves, as negotiated by the administration.  

On the other hand, the American Planning Association and others in the national 

community benefits movement define “Community Benefits Agreements” as enforceable 

legal contracts between developers who receive tax support for their investments, and 

affected community representatives.  Changing the name of the ordinance would reflect its 

actual terms, which do not call for legally enforceable “Community Benefits Agreements” 

in the accepted sense of the term. 

 

2) That the number of community meetings be amended from stating “at least one” to 

“no fewer than five.” (In Section 14-12-3(a)(1), change “at least one” to “no fewer than 

five”.) 

 

3) That the procedures for the selection of the NAC be revised, so that at the inaugural 

meeting an overview of the process and presentation from the developer are given, 

and that community members nominated to the NAC present at the second meeting, 

prior to a vote on the members of the NAC, rather than at the conclusion of the first 

meeting. (Change the entire subsection 14-12-3(c)(1) to read as follows: “At the first 

meeting of the NAC, the developer shall provide an overview of the community 

engagement process, and the details of the proposed development.  At the second meeting 

of the NAC, any proposed NAC member(s) nominated by residents shall be permitted to 

present their ideas and suggestions regarding the community engagement process and the 

proposed development, before the members of the NAC are elected”.)   

 

4) That a list of alternate NAC members be generated and maintained by the Planning 

and Development Department, in the event that an elected or appointed NAC 

member is unable to fulfil their duties. (Add a new subsection  14-12-3(b)(6) to read as 

                                                 
connection with the ordinance adopted by the voters as Proposition B would be beyond the scope of this 

referral, it should be noted that to date the procedures adopted as a result of this ballot initiative and the 

ordinance have not resulted in any substantial community benefits, if indeed they can be credited with 

generating any community benefits at all.  This evaluation, based on LPD staff’s ordinance-mandated 

participation in the community engagement processes established by the ordinance to date, in turn leads to 

the question of whether or not the significant staff time and other resources devoted to these procedures can 

be justified, for a process that effectively produces little or no benefit.  In addition to improving the accuracy 

of the ordinance’s title, substituting the word “engagement” for “benefits” in the name of the ordinance 

would therefore be expected to result in substantial savings of staff time and other resources that could be 

devoted to adequate public community engagement, rather than a fruitless, hollow and impractical 

discussion of nonexistent benefits.     
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follows: “The Planning and Development Department shall maintain a list of alternate 

NAC members to be appointed in the event that an elected or appointed NAC member is, 

for whatever reason, unable to serve on the NAC”.)  

 

5) That attendance at NAC meetings for all elected and appointed NAC members is 

mandatory.  Should a member fall to attend an alternate may be selected. (Add the 

following language to subsection 14-12-3(b)(5): “Attendance at all NAC meetings by all 

elected and appointed NAC members shall be mandatory.  If a member fails to attend an 

NAC meeting, an alternate may be appointed by the NAC”.)  

 

6) That at the inaugural meeting for the CBO that the developer present “how” their 

development qualified with specificity, i.e., total investment amount, and which tax 

incentives are being sought. (Change the entire subsection 14-12-3(c)(2) to read as 

follows: “At the first meeting of the NAC, the developer shall provide a specific 

explanation of how the proposed development qualifies for public support of investment, 

the total amount of private investment involved, and the statutory authorizations and 

amounts of all tax abatements or incentives sought for the proposed development”.) 

 

7) If the proposed development includes residential housing, that at least 20% 

affordability at 80% Area Median Income (AMI) be incorporated into a single-site 

development. (Add a new section 14-12-3(7): “If the proposed development includes 

residential housing, then at least 20% of the units for a single site shall be designated as 

affordable housing, defined as affordable by those earning at least 80% of Area Median 

Income (AMI)”.) 

 

8) That at the second meeting of the NAC, the NAC members are provided with an 

informational package from the developer detailing the level of environmental 

remediation the site may need, including but not limited to: Phase I and Phase II 

environmental studies (if available), Commercial Rehabilitation Facility District 

application (if applicable), Obsolete Property Rehabilitation District application (if 

applicable), and Brownfield Redevelopment District application (if applicable). (Add 

a new section 14-12-3(c)(4): “At the second meeting of the NAC, the developer shall 

provide NAC members with an informational package detailing the level of environmental 

remediation the site may need, including but not limited to: Phase I and Phase II 

environmental studies (if available), Commercial Rehabilitation Facility District 

application (if applicable), Obsolete Property Rehabilitation District application (if 

applicable), and Brownfield Redevelopment District application (if applicable)”. 

 

9) That a webpage be created and maintained detailing the specifics of the development 

along with a projected timeline on the Planning and Development Departments 

website for each development project subject to the ordinance, which also contains 

the contact information for the PDD project manager and general contact 

information for the developer. (Add a new section 14-12-3(c)(5): “The Planning and 
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Development Department shall create and maintain a page on the City’s web site detailing 

the specifics of the development, along with a projected timeline, for each development 

project subject to this article.  The web page shall also contain the contact information for 

the PDD project manager and general contact information for the developer”.) 

 

The Equitable Detroit Coalition, sponsors of the original Proposition A Community Benefits 

Ordinance that was defeated by Proposition B, has provided the attached critical report regarding 

their observations of the first six projects subjected to the ordinance.  Based on these experiences, 

they propose 12 amendments that would, in effect, convert the Proposition B community 

engagement ordinance into a “true” community benefits ordinance, featuring reforms like 

enforceable community benefits agreements and independent community participation without 

mediation by City government.  As noted in footnote 1, LPD understands these substantive 

transformations of the Proposition A community engagement policy to be beyond the scope of this 

particular referral.  However, such further reaching amendments would be within Council’s 

authority, and if Council Members seek any particular amendments, whether suggested by the 

Equitable Detroit Coalition or anyone else, they could be drafted in response to specific referral of 

those items to the Law Department and/or LPD.  

  

If Council has any other questions or concerns regarding this subject, LPD will be happy to provide 

further research and analysis upon request. 

 



Attachment C 
(LPD October 1, 2018 Report) 

 

















Attachment D 
(Legislative Workgroup Chart) 

 



CIty Council's Community Benefits Ordinance Amendatory Suggestions 

Current Provisions LPD Recommendations/Analysis Councilmember Sheffield Recommendations Councilmember McCalister Recommendations Council President Brenda Jones Recommendations Councilmember Castaneda Lopez Recommendations Councilmember Janee' Ayers Recommendations Councilmember Scott Benson Recommendations Councilmember Andrea Spivey Recommendations Councilmemvber James Tate Recommendation Action

1
Sec. 14-12-1. Purpose; Title (b) - This article shall be known as the 
"Detroit Community Benefits Ordinance."

Change the title to Community Engagement 

Ordinance 

Change the title to Community Engagement 

Ordinance

Leave the title as Community Benefits 

Ordinance Leave the title as Community Benefits Ordiance 

Leave the title as Community Benefits 

Ordinance

Leave the title as Community Benefits 

Ordinance

Leave the title as Community Benefits 

Ordinance

Leave the title as Community Benefits 

Ordinance

Leave the title as Community Benefits 

Ordinance

Adopted - The recommendation from the 

working group is to leave the title as Community 

Benefits Ordinance - Adopted.

2

Sec. 14-12-2. Definitions - Tier 1 Development Project means a 
development project in the City that is expected to incur the 
investment of Seventy-five Million Dollars ($75,000,000) or more 
during the construction of facilities, or to begin or expand 
operations or renovate structures, where the developer of teh 
project is negotiating public support for investment in one or 
both of the following forms:... N/A

That the investment threshold under Section 14-

12-2 as defined for a “Tier 1” Development 
Project be lowered from $75,000,000 to 

$50,000,0000.

That the investment threshold under Section 14-

12-2 as defined for a “Tier 1” Development 
Project be lowered from $75,000,000 to 

$50,000,0000.

That the investment threshold under Section 14-

12-2 as defined for a “Tier 1” Development 
Project be lowered from $75,000,000 to 

$50,000,0000.

That the investment threshold under Section 14-

12-2 as defined for a “Tier 1” Development 
Project be lowered from $75,000,000 to 

$50,000,0000. N/A N/A N/A N/A

Adopted - A 5-4 vote resulted in the recommendation 
that the threshold amount for a Tier 1 Development be 
lowered from $75 Million to $50 Million based on the 

average investement amount from 2013 to the Present.  
The $50 Million Thershold would result in 

approximately 10% of the developments being subject 
to the CBO process. 

3

Sec. 14-12-2. Definitions - Enforcement 

Committee means a committee led by the City's 

Corporation Counsel and composed of 

representatives from the Planning and 
Development Department, Law Department, 

Human Rights Department, and other relevant 

City departments as determined by the Planning 

Director. N/A N/A N/A N/A N/A

Amend by adding: "The chair of each 

Neighborhood Advisory Committee shall be an 

ex-offcio member of the related Enforcement 

Committee."

Admend Sec. 14-12-2 by stiking "Human Rigths 

Department" and inserting "Department of Civil 

Rights, Inslusion and Opportunity."

Adopted - The recommendation is to admend -  Sec. 14-12-2 by 
stiking "Human Rigths Department" and inserting "Department of 
Civil Rights, Inslusion and Opportunity."

Also to amend this section by adding: "The chair of each 
Neighborhood Advisory Committee shall be an ex-offcio member 
of the related Enforcement Committee." It was also 
recommended that the composition of the Enforcement 
Committee be expanded to include the Council Liasion from LPD.  
A further amended would need to be made to require that each 

NAC elect a Chair.

4

Sec. 14-2-2. Definitions - Tier 2 Development Project means a development 

project in the City that does not qualify as a Tier 1 Project and is expected 

to incur the investment of Three Million Dollars ($3,000,000) or more, 

during the construction of facilities, or to begin or expand operations or 

renovate structures, where the Developer is negotiating public support for 

investment in one or both of the following forms: 

(1) Land transfers that have a cumulative market value of Three Hundred 

Thousand Dollars ($300,000) or more (as determined by the City Assessor or 

independent appraisal), without open bidding and priced below market 

rates; or 

(2) Tax abatements that abate more than Three Hundred Thousand Dollars 

($300,000) of City taxes over the term of the abatement that inure directly 

to the Developer, but not including Neighborhood Enterprise Zone tax 

abatements. N/A N/A

That Sec. 14-12-2 Definitions be revised to read as follows: “Tier 2” 

Development Project means a development project in the City of Detroit 

that does not qualify as a Tier 1 Project and is expected to incur the 

investment of Three Hundred Thousand ($300,000) dollars or more during 

the construction of facilities, or to begin or expanding operations or 

renovate structures, where the developer is negotiating public support for 

investment for investment in one or both of the following 

(1) Land transfers that have a cumulative market value of Thirty Thousand 

Dollars ($30,000) or more …. 

(2) Tax abatements that abate more than Thirty Thousand Dollars ($30,000) 

of City of Detroit Taxes over the term of the abatement that incur directly 

to the Developer, but not including Neighborhood Enterprising Zone Tax 

abatements.” 

The tiers required for CBO participation should 

be lowered to projects with $300,000 of public 

investment for Tier 2 Projects. N/A N/A N/A

Adopted - The McCalister/Jones amendement 
to lower the Tier 2 threshold from $3 Million to 

$300,000 was recommended for approval by 

the working working in a 5-4 vote.

5

Sec. 14-12-2. Definitions 

Community Benefits Provision  means the 
agreement made by and between the Planning 

Director and the Developer which specifically 

addresses the issues raised by the NAC.

N/A N/A N/A

Recommending that a new section be added in which it is made 
clear that the CBO process must be a legally binding contractual 
agreement between the NAC and the developer.  

A CBO report should document the final results of the CBO 
process, which should be the creation of a legally binding 
community benefits agreement signed by the developer and the 
NAC.  The CBO process should not be permitted to close until a 
community benefits agreement is created through authentic 
negotiation between community members and developers which 
includes specific and tangible benefits advocated for by the 
community. N/A N/A N/A

Pinned  - Awaiting feed back from the 

respective Council offices as to if this is intent of 
the Council. Should this language be adopted 

the definition of "Community Benefits" would 

be expanded. Awaiting an opinion from the Law 

Department.

6

Sec. 14-12-3. Tier 1 Projects. (a)(1) Prior to submitting to 

City Counil a request for approval of Land transfers or 
Tax abatements related to a Tier 1 Project, the Planning 

Director shall hold at least one public meeting in the 
Impact Area as defined in this Section.

Section 14-12-3(a)(1) be revised to state that the 

number of required community meetings be 
changed to “no fewer than five (5), unless a 

majority of the NAC deems otherwise.”

Section 14-12-3(a)(1) be revised to state that the 

number of required community meetings be 
changed to “no fewer than five (5), unless a 

majority of the NAC deems otherwise.” N/A

The NAC should have “no fewer than six (6) 
community meetings, unless a majority of the 

NAC deems otherwise”. N/A N/A N/A

Adopted - Section 14-12-3(a)(1) be revised to 

state that the number of required community 
meetings be changed to “no fewer than five (5), 

unless a majority of the NAC deems otherwise.”

7

Sec. 14-12-3(a)(4) - Engagement with Developer. 

(4)At the public meeting, the Planning Director 

will present general information about the Tier 
1 Project, discuss ways in which the Tier 1 

Project is anticipated to impact the local 

community, and ways in which the Developer 
and the Planning Director plan to address or 

mitigate these impacts. N/A N/A N/A N/A

In Section 14-12-3(a)(4), strike and replace with, “At the 

initial public meeting (Meeting #1), the Planning Director will 

present in detail on the CBO process, how the NAC fits 

within that broader process, the responsibilities of the NAC 

and the proposed timeline for the NAC meetings. The 

Planning Department shall discuss previous NACs and share 

outcomes and best practices learned from them. The 

meeting/workshop, shall allow for the community to ask 

questions and learn about the upcoming CBO process. The 

Developer shall not be present at this first meeting. N/A N/A

Adopted - In Section 14-12-3(a)(4), Add language to the section, 
“At the initial public meeting (Meeting #1), the Planning Director 
will present in detail on the CBO process, how the NAC fits within 

that broader process, the responsibilities of the NAC and the 
proposed timeline for the NAC meetings. The Planning 

Department shall discuss previous NACs and share outcomes and 
best practices learned from them. The meeting/workshop, shall 
allow for the community to ask questions and learn about the 
upcoming CBO process. The Developer shall not be present at this 
first meeting.

8

Sec. 14-12-3(c )(1) - Engagement with Developer. (1) In 

addition to the meeting required in Subsection (a)(1) of this 

section, the Planning Director shall facilitate at least one 

meeting between the NAC and the Developer to allow the 

NAC to learn more details about the project and to provide 

an opportunity for the NAC to make Developer aware of 

concerns raised by the NAC. (2) City Council by a 2/3 vote of 

members present or the Planning Director may facilitate 

additional meetings which the Developer, or the Developer’s 

designee, shall participate in as directed. (3) As part of 

community engagement the developer, or their designee, 

shall be required to meet as directed.

Section 14-12-3(c) be revised to read as follows: 

“At the first meeting of the NAC, the developer 

shall provide an overview of the community 

engagement process, and the details of the 

proposed development.  At the second meeting of 

the NAC, any proposed NAC member(s) nominated 

by residents shall be permitted to present their 

ideas and suggestions regarding the community 

engagement process and the proposed 

development, before the members of the NAC are 

elected.”

Section 14-12-3(c) be revised to read as follows: 

“At the first meeting of the NAC, the developer 

shall provide an overview of the community 

engagement process, and the details of the 

proposed development.  At the second meeting of 

the NAC, any proposed NAC member(s) nominated 

by residents shall be permitted to present their 

ideas and suggestions regarding the community 

engagement process and the proposed 

development, before the members of the NAC are 

elected.” N/A

During the first meeting those that are interested in being NAC members 

should be identified and during the second meeting, those interested in 

being NAC members must come formally prepared to state their interest in 

the NAC. 

3(a) Residents who have competing affiliations or interests that may result 

in the perception or the reality of an increased risk of bias or poor judgment 

in upholding the NAC Member responsibility to prioritize the interests of 

community residents over the interests of city officials and developers, 

should be restricted from serving on the NAC. This may include current or 

past employment affiliated with the developer or the city. Residents who 

have affiliations with entities that create competing responsibilities or 

threaten to jeopardize the NAC Member responsibility to prioritize the 

interest of community residents over the interest of city officials and 

developers, should also be restricted from serving on the NAC.  

Amend Sec. 14-12-3(c )(1) in order to have the 

official NAC  meetings facilitated by an outside 
third party such as Doing Development 

Differently in Metro Detroit (D4) or other non-
profit organizations rather than the Planning 

Department or the Department of 

Neighborhoods. N/A N/A

Withdrawn - This issue is addressed by the 

changes made via line 6 to Section 14-12-

3(a)(1). 

9

Sec. 14-12-3(b)(1) - The Planning Director will 

accept nominations to the NAC from any person 

that resides in the Impact Area. N/A N/A N/A N/A

In Section 14-12-3(b)(1), strike and replace with, 

“A second public meeting (Meeting #2) will be 

held to focus on the proposed development 
consisting of a Developer presentation with a 

question and answer period. At this meeting, 
the Planning Director will begin accepting 

nominations for the NAC. No names will be 

accepted to this list of nominations after voting 
has begun in Meeting #3.” N/A N/A Withdrawn

10

Sec. 14-12-3(b)(3) - The NAC shall consist of nine 

members, selected as follows: (a) Two Members 

selected by residents of the Impact Area chosen from 

the resident nominated candidates; (b) Four Members 
selected by the Planning Director from the resident 

nominated candidates, with preference given to 

individuals the Planning Director expects to be directly 

impacted by the Tier 1 Project; (c) One Member selected 

by the Council Member in whose district contains the 
largest portion of the Impact Area from the resident 

nominated candidates; and (d) One Member selected 
by the At-Large Council Members from the resident 

nominated candidates. N/A N/A

That Sec. 14-12-3 Neighborhood Advisory Council 3 (b) 

be amended so that three members are selected by the 

Planning Director from the resident of the Impact Area 
Chosen from the resident nominated Candidates, with 

preference given to individuals the Planning Director 

expects to be directly impacted by the Tier 1 Project. 

That Sec. 14-12-3 Neighborhood Advisory Council 3 (c), 
be amended so that three members are selected by the 

Council Member in whose district contains the largest 
portion of the Impact Area from the resident nominated 

candidates.

2(a) The NAC should be appointed by their 

community within their  census track and not by 
the city. 

2(a) The NAC should be appointed by their 

community within their  census track and not by 
the city. N/A N/A

That three members should be selected by the 

respective Council members, i.e., two At- Large, 
one by the district Council member; three by 

the host community; three by the 

administration, via the Planning and 
Development Department. 

Adopted - The Tate recommendation that the 

NAC be selected by the Community, Council and 

the administration proportionately was 
recommended for approval by an 8-1 vote.

10.5

N/A N/A N/A N/A

Should Council have the flexability to select NAC 

Members from outside of the list of nominees? N/A N/A N/A N/A N/A

Adopted - An amemdment from Beson's office 
was adopted to allow the administration in 

addition to council to select NAC members from 

outside of the list of nominees.  The 
recommendation was adopted by the working 

group by a vote of 7-2.

11

N/A N/A N/A N/A

There should be one alternate selected by the 

community. The person with the third highest 
votes from the community should be listed as 

the alternate person. This person must agree to 

be present at all meetings and will be notified by 
the Planning Department when they are needed 

to formally replace a NAC member. N/A N/A N/A

Adopted - However, this will be determined 
based on the outcome of the manner in which 

the NAC is selected.

12

Sec. 14-12-3(c )(1) - In addition to the meeting 

required in Subsection (a)(1) of this section, the 
Planning Director shall facilitate at least one 

meeting between the NAC and the Developer to 

allow the NAC to learn more details about the 

project and to provide an opportunity for the 

NAC to make Developer aware of concerns 
raised by the NAC. N/A N/A N/A N/A

In Section 14-12-3(c)(1), strike and replace with, “In addition to the 

meetings required in subsections (a)(1) and (b)(1) of this section, the 

Planning Director shall facilitate at least five meetings between the NAC 

and the Developer to allow the NAC to learn more details about the project 

and to provide an opportunity for the NAC to make the Developer aware of 

concerns raised by the NAC.” Add subsection “a.” The meetings between 

the NAC and Developer shall follow the subsequent schedule with 

additional meetings added as agreed upon between the NAC and Planning 

Director: (referr to LPD report).  

Add the following at the end of Section 14-12-3(c)(1): “The Developer must 

present to the members of the NAC, at a minimum, how the proposed 

project will utilize green infrastructure, create jobs for Detroiters, detail 

which tax incentives they are seeking with specific amounts, and to what 

extent the project will feature subsidized/discounted/affordable housing 

and/or commercial space.” N/A N/A

Adopted  - A recommendation to adopt the following 
text was approved by a 6-3 vote. “The Developer and 

the relevant city departments must present to the 

members of the NAC, at a minimum, how the proposed 
project may utilize green infrastructure, create jobs for 
Detroiters, detail which tax incentives they are seeking 
with specific amounts, and to what extent the project 

will feature subsidized/discounted/affordable housing 
and/or commercial space. These recommendations may 

included but are not limited to noise, traffic, dust 
mitigation. 

13
Sec. 14-12-3(b)(2) - All residents over the age of 

18 that reside in the Impact Area are eligible for 

nomination. N/A N/A N/A N/A

In Section 14-12-3(b)(2), which pertains to 

eligibility for serving on the NAC, strike “18” and 

replace with “16”. N/A N/A Failed 3-4

14
Sec. 14-12-3(b)(2) - All residents over the age of 

18 that reside in the Impact Area are eligible for 

nomination. N/A N/A N/A N/A

In Section 14-12-3(b)(2), add “Any person who 

stands to receive a pecuniary benefit from the 

development or is otherwise employed by the 

Developer is ineligible to serve on the NAC.” N/A N/A

Adopted - By a 9-0 vote the Ayers 

recommendation was approved which reads as 

amended: "Any person who is an agent, 

employeee, or official of the develoer must 

disclouse their reslationship to the developer 

prior to selection to the NAC.
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15

Sec. 14-12-3(b)(4) - If the Planning Director 
receives less than nine nominations, the 

Planning Director may seek out additional 

nominations from individuals that live outside 

the Impact Area but within the City Council 

district or districts where the Tier 1 Project is 
located. N/A N/A

That Sec. 14-12-3 Neighborhood Advisory 
Council (4) be amended so that if the NAC 

receives less than nine nominations, the City 

Council Member of the Impact Area may seek 

out individuals that live outside the Impact Area 

but within the City Council District or Districts 
where the Tier 1 Project is located. N/A N/A N/A N/A

Adopted - The McCalister recommendation was 
approved with a 9-0 vote.

16

Sec. 14-12-3(b)(5) - All actions of the NAC may 

be taken with the consent of a majority of NAC 
members serving.

That language be added to subsection 14-12-
3(b)(5) stating: “Attendance at all NAC meetings 

by all elected and appointed NAC members shall 

be mandatory.  If a member fails to attend an 

NAC meeting, an alternative may be appointed 

by the NAC as a permanent replacement 
member.”

That language be added to subsection 14-12-
3(b)(5) stating: “Attendance at all NAC meetings 

by all elected and appointed NAC members shall 

be mandatory.  If a member fails to attend an 

NAC meeting, an alternative may be appointed 

by the NAC as a permanent replacement 
member.”

That Section 14-12-3(b)(5) be revised to state 

that “elected and appointed NAC members 

must attend at least 75% of the scheduled 
meetings.”

It is recommended that a NAC member not be 

absent for more than “one” meeting. Additional 

absences could disqualify one from further 
being a NAC member. N/A N/A N/A

Adopoted - "Attendance at all NAC meetings by all 

elected and appointed NAC members shall be 

mandatory, unless advance notice is provided. 

More than one (1) absence could disqualify one 

from further being a NAC member. If a member 

fails to attend an NAC meeting, an alternate may 

be appointed by the NAC as a permanent 

replacement member, at the discretion of the 

NAC."

17 Sec. 14-12-3(c )(2) - City Council by a 2/3 vote of 

members present or the Planning Director may 
facilitate additional meetings which the 

Developer, or the Developer’s designee, shall 

participate in as directed.

Subsection 14-12-3(c)(2) should read: “At the 

first meeting of the NAC, the developer shall 

provide a specific explanation of how the 

proposed development qualifies for public 

support of investment, the total amount of 

private investment involved, and the statutory 
authorizations and amounts of all tax 

abatements or incentives sought for the 

proposed development.”

Subsection 14-12-3(c)(2) should read: “At the 

first meeting of the NAC, the developer shall 

provide a specific explanation of how the 

proposed development qualifies for public 

support of investment, the total amount of 

private investment involved, and the statutory 
authorizations and amounts of all tax 

abatements or incentives sought for the 

proposed development.” N/A

That all essential documents to be provided and/or emailed 

to the NAC Members, District and At-Large City Council 

members within 48 hrs. of the NAC selection. This will 

provide the NAC greater transparency with adequate time 

for review. (Example of Relevant Documents: Detroit 

Community Benefits Ordinance, development agreements 

between the city and developer, details of project financing/ 

project proforma, developer's RFP response, all renderings 

related to the project, But/For Economic Analysis conducted 

by DEGC, all environmental studies, documents related to 

brownfield funding, etc.) N/A N/A N/A

Adopted - The City and the DEGC shall provide all essential 

documents to the NAC Members, District and At-Large City 

Council members within 72 hrs. of the NAC selection 

including but not limited to the Detroit Community Benefits 

Ordinance, development agreements between the city and 

developer, projected revenue, developer's RFP response, all 

renderings related to the project, But/For Economic Analysis 

conducted by DEGC, all environmental studies, documents 

related to brownfield funding, etc. 

18

N/A

That a new section be added, 14-12-3(7) that 

should read: “If the proposed development 

includes residential housing, then at least 20% 

of the units for a single site shall be designated 

as affordable housing, defined as affordable by 
those earning at least 80% of Area Median 

Income.”

That a new section be added, 14-12-3(7) that 

should read: “If the proposed development 

includes residential housing, then at least 20% 

of the units for a single site shall be designated 

as affordable housing, defined as affordable by 
those earning at least 80% of Area Median 

Income.” N/A

In regards to LPD’s recommendation that if a 

proposed development includes residential 

housing, that a least 20% affordability at 80% 

Area Median Income (AMI) be incorporated into 

a single-site development; it is believed that this 
item should be included in the inclusionary 

zoning ordinance and not in the CBO ordinance.

Support Council President Pro Tem Sheffield’s 

proposed amendment to add a Section 14-12-

3(7) which ends with “defined as affordable by 

those earning at least 80% of Area Median 
Income” and offer a friendly amendment to 

replace “at least” with “no more than”. N/A N/A Withdrawn

19

N/A

That a new section be added, 14-12-3(c)(5) that 
should read: “The Planning and Development 

Department shall create and maintain a page on 

the City’s web site detailing the specifics of the 

development, along with a projected timeline, 

for each development project subject to this 
article. The webpage shall also contain the 

contact information for the PDD project 

manager and general contact information for 

the developer.”

That a new section be added, 14-12-3(c)(5) that 
should read: “The Planning and Development 

Department shall create and maintain a page on 

the City’s web site detailing the specifics of the 

development, along with a projected timeline, 

for each development project subject to this 
article. The webpage shall also contain the 

contact information for the PDD project 

manager and general contact information for 

the developer.” N/A N/A N/A N/A N/A

Failed 4-4 citing that PDD already maintains a 

page for each development.

20

Sec. 14-12-2. Definitions & Sec. 14-12-3(a)(2) - Staff 

would like to note that as it relates to this particular 
request, the “impact area” is comprised of the project 

area as well as the entirety of the census tract(s) in 
which the project area is located.  Public notice which is 
sent out via the City Clerk’s office per the ordinance is 

sent out to all residents and property owners within the 
impact area as well as 300 radial feet outside of the 

impact area.  If a greater effort is desired by council in 

this regard, the notice section of the ordinance should 

be amended to reflect council’s wishes. N/A

That the public notice area should be expanded 

to include the entire project census tract(s) 

area.  This would increase awareness of 
projects.

That Sec. 14-12-3 Tier 1 Projects (3) In  addition to 

the notice requirement contained in Subsection (2) 

of this section, the Planning Director shall work 

with the District or Districts Council Member(s) or 

the Council Members’ designee where the Tier 1 

Project is located and at least one At-Large Council 

Member to ensure that local residents, businesses, 

and organizations, especially those located in the 

Impact Area and those expected to be directly 

impacted by the Tier 1 project are informed of the 

public meeting. N/A N/A N/A N/A

Adopted - It was recommended by Council 

President Jones' Office that 14-12-3(a)(2) be 

amended to state "impact area." 

"(2) The City Clerk shall forward notice of the 

public meeting via First Class Mail no less than 

10 days before such meeting to all City of 

Detroit residents within three hundred radial 
feet of the Tier 1 Project Impact Area."

21

N/A N/A

That the developer shall provide a list to the 

NAC of examples of legally binding community 

benefits agreements that have been created by 
communities and developers in other cities. N/A N/A N/A N/A N/A

Withdrawn - It has been recommeded that a 

"best practices mannual" be created and this 
language be incorporated into the mannual.

22

Sec. 14-12-3(d)(2) The Community Benefits 

Report shall contain: (a) A detailed account of 
how notice was provided to organize the public 

meeting. (b) A list of the NAC members, and 

how they were selected. (c ) An itemized list of 
the concerns raised by the NAC. (d) A method 

for addressing each of the concerns raised by 
the NAC, or why a particular concern will not be 

addressed. N/A N/A

That, where applicable, the NAC Community 
Benefits report include recommendations for 

green space and green design, stormwater 

management, alternative energy generation, 
transit and walkability, historical preservation, 

regional destination planning, local food 
systems, inclusionary housing and employment 

and training. N/A N/A N/A N/A

Withdrawn - It has been recommeded that a 
"best practices mannual" be created and this 

language be incorporated into the mannual.

23

Sec. 14-14-3(e )(1)All development agreements 

made between the Developer and the City 
related to the land transfers or tax abatements 

associated with a Tier 1 Project shall include the 

Community Benefits Provision, which shall 
include: N/A N/A

That Sec. 14-12-3 Tier 1 (7) be amended so that 
if the developer is unable to meet the mandated 

51% Detroit resident hiring requirement shall 
provide support funding for training assistance 

for Detroit residence in apprenticeship, trade 

and vocational and technical training and 
certifications. N/A N/A N/A N/A Withdrawn

24

N/A

Section 14-12-3(c) be revised to read as follows: 

“At the first meeting of the NAC, the developer 

shall provide an overview of the community 

engagement process, and the details of the 

proposed development.  At the second meeting of 

the NAC, any proposed NAC member(s) nominated 

by residents shall be permitted to present their 

ideas and suggestions regarding the community 

engagement process and the proposed 

development, before the members of the NAC are 

elected.” N/A N/A

In regards to the proposed addition of Section 14-12-3(c)(4) 

The ordinance should restrict developers who do not 

participate in the CBO process in good faith from receiving 

requested public benefits for their development projects.  

Developers who refuse to negotiate or provide any of the 

community benefits requested by the NAC, should not be 

permitted to present their development to City Council for 

public investment approval. The ordinance should also 

include provisions that automatically trigger clawbacks and 

suspensions of public investment in the case of developer 

noncompliance. N/A N/A N/A

It was recommeded that section 14-12-3(e 

)(1)(a) be amended to state "shall" instead of 
"may."

Adopoted - the recommendation from Council 

Member Spivey that section 14-12-3(e )(1)(a) be 
amended to state "shall" instead of "may."

25

N/A

Section 14-12-3(c) be revised to read as follows: “At the 

first meeting of the NAC, the developer shall provide an 

overview of the community engagement process, and 
the details of the proposed development.  At the 

second meeting of the NAC, any proposed NAC 

member(s) nominated by residents shall be permitted 

to present their ideas and suggestions regarding the 

community engagement process and the proposed 
development, before the members of the NAC are 

elected.” N/A N/A N/A

In Section 14-12-3(c) add a subsection (4) 
containing the following, “The Administration 

will provide the NAC with a Community Needs 

Assessment or a Target Market Analysis of the 
Impact Area conducted by a third party prior to 

the final meeting of the NAC. The report is to be 
shared with City Council and made public.” N/A N/A

Adopted - The language recommended by 
Sheffield is being merged with the language on 

line 17. If made availiable, this language should 
also be added to the best practices procedures. 

26

N/A

Section 14-12-3(c) be revised to read as follows: “At the 
first meeting of the NAC, the developer shall provide an 

overview of the community engagement process, and 

the details of the proposed development.  At the 

second meeting of the NAC, any proposed NAC 

member(s) nominated by residents shall be permitted 
to present their ideas and suggestions regarding the 

community engagement process and the proposed 

development, before the members of the NAC are 

elected.” N/A N/A N/A

In Section 14-12-3(c) add a subsection (5) 

containing the following, “The City and the 
DEGC shall provide the NAC with all relevant 

information pertaining to any public subsidies 
being sought by the Developer including but not 

limited to the specific abatements, dollar 

amounts and duration of the subsidy, as well as 
the proposed abatement district maps.” N/A N/A

Recommendation - That this language is 

added to the best practices prodcedures 
mannual. 

27

Sec. 14-12-3(d)(2) The Community Benefits Report shall 

contain: (a) A detailed account of how notice was provided 

to organize the public meeting. (b) A list of the NAC 

members, and how they were selected. (c ) An itemized list 

of the concerns raised by the NAC. (d) A method for 

addressing each of the concerns raised by the NAC, or why a 

particular concern will not be addressed. N/A N/A N/A N/A

In Section 14-12-3(d)(2) add a new subsection 
“e.” as “A comprehensive detailing of 

community outreach strategies used by the NAC 

to solicit and record feedback.” N/A N/A

Adopted as amended - In Section 14-12-3(d)(2) 
add a new subsection “e.” as “A detailing list of 

community outreach strategies used to solicit 

and record feedback.”

28 Sec. 14-12-3(d)(3) The Planning Director, where 

possible, shall provide a copy of the Community 

Benefits Report to the NAC prior to subission to 

City Council.

Upon receiving the proposal for community 

benefits from the developer, "The NAC will have 
no less than one week to review the Community 

Benefits Agreement before being asked by the 

City to vote or sign a letter in support of the 

proposed benefits."

Adopted - The RCL amendment was adopted as 

submitted with the recommendation of a "one 

week" review time with a 6-3 vote.

29
Sec. 14-12-3(f)(1)a.iv. A representative from the 

Human Rights Department. N/A N/A N/A N/A N/A N/A

Amend Sec. 14-12-3(f)(1)a.iv. Definitions by 
striking "Human Rights Department" and 

inserting "Department of Civil Rights, Inslusion 

and Opportunity." Adopted
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CIty Council's Community Benefits Ordinance Amendatory Suggestions 

Current Provisions LPD Recommendations/Analysis Councilmember Sheffield Recommendations Councilmember McCalister Recommendations Council President Brenda Jones Recommendations Councilmember Castaneda Lopez Recommendations Councilmember Janee' Ayers Recommendations Councilmember Scott Benson Recommendations Councilmember Andrea Spivey Recommendations Councilmemvber James Tate Recommendation Action

30

Sec. 14-12(f)(9)(b) -  If City Council finds that the 

Enforcement Committee has not made reasonable efforts, 

City Council shall make specific finding to the Enforcement 

Committee on the steps that need to be taken to comply 

with the Community Benefits Provision. (i) The Enforcement 

Committee shall provide City Council and the NAC monthly 

updates on compliance actions until City Council adopts a 

resolution declaring that the Developer is in compliance with 

the Community Benefits Provision or has taken adequate 

steps to mitigate violations. (ii) City Council may hold 

additional hearings related to enforcement of the 

Community Benefits Provision as needed. N/A N/A N/A N/A

In Section 14-12-3(f)(9)b.ii. Add, “If the Council 

determines that the Developer is in 

noncompliance with the Community Benefits 

Provision it may suspend all forms of public 

investment to the Developer by a simple 
majority of Council after receiving at least three 

monthly updates from the Enforcement 

Committee as outlined in 14-12-3(f)(9)b.i.” N/A N/A

Withdrawn - Considering that there are 

already clawback provisions in the state 

statutes. 

31

Sec. 14-12-5 - The requirements of this 

ordinance may be waived by resolution of the 

City Council upon submission by either the 

Planning Director or the Developer identifying 

reasons that the requirements of this ordinance 
are impractical or infeasible and identifying how 

the Developer will otherwise provide 

community benefits. N/A N/A

That Sec. 14-12-5 Exemptions; Section 1 be 

stricken. N/A N/A N/A N/A Failed - 1-8

32

Tier 2 Development Project means a development project in the City that does not qualify as a Tier 1 Project and

is expected to incur the investment of Three Million Dollars ($3,000,000) or more, during the construction of

facilities, or to begin or expand operations or renovate structures, where the Developer is negotiating public

support for investment in one or both of the following forms:

(1)               Land transfers that have a cumulative market value of Three Hundred Thousand Dollars ($300,000) or

more (as determined by the City Assessor or independent appraisal), without open bidding and priced below

market rates; or 

(2)               Tax abatements that abate more than Three Hundred Thousand Dollars ($300,000) of City taxes over

the term of the abatement that inure directly to the Developer, but not including Neighborhood Enterprise Zone tax

abatements.

That language be added creating a subsection (3) which would 
read as follows:

For Tier 2 Development Projects triggered by public support in 
the form of land transfers with a market value of Three Hundred 
Thousand Dollars or more, and priced below market rates, shall 
have all proceeds related to the transfer of land allocated to the 
Neighborhood Improvement Fund.

Adopted - Spivey Amenedment . 

Adopted - The request that the 80% remaining from Tier 
2 property sales be evenly devided amoung the 

Neighborhood Improvement Fund and the Skilled 
Trades Fund was approved in a 5-4 vote.
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Attachment F 
(LPD Community Benefits PowerPoint Legislative Working Group Presentation) 

 



Community 
Benefits 
Ordinance

Recommended Changes



Line 1



Sec. 14-12-1(b) - Title

• Legislative Policy Division

• Council President Pro Tem 
Sheffield

• Council Member McCalister

• Council President Jones

Sec. 14-12-1. 
Purpose; Title (b) -

This article shall be 
known as the 

"Detroit Community 
Benefits Ordinance."

Change the title 
to Community 
Engagement 

Ordinance

Change the title 
to Community 
Engagement 

Ordinance

Leave the title 
as Community 

Benefits 
Ordinance

Leave the title 
as Community 

Benefits 
Ordinance



Action

• Adopted - The recommendation 
from the working group is to leave 
the title as Community Benefits 
Ordinance - Adopted.



Line 2



Sec. 14-12-2. Definitions – “Tier 1 
Development Project

Existing Text

• Tier 1 Development Project means 
a development project in the City 
that is expected to incur the 
investment of Seventy-five Million 
Dollars ($75,000,000) or more 
during the construction of 
facilities, or to begin or expand 
operations or renovate structures, 
where the developer of teh project 
is negotiating public support for 
investment in one or both of the 
following forms:...

Councilmember Sheffield 
Recommendations

• That the investment threshold 
under Section 14-12-2 as defined 
for a “Tier 1” Development Project 
be lowered from $75,000,000 to 
$50,000,0000.



Sec. 14-12-2. Definitions – “Tier 1 
Development Project” continued

Councilmember McCalister
Recommendations

• That the investment threshold 
under Section 14-12-2 as defined 
for a “Tier 1” Development Project 
be lowered from $75,000,000 to 
$50,000,0000.

Council President Brenda Jones 
Recommendations

• That the investment threshold 
under Section 14-12-2 as defined 
for a “Tier 1” Development Project 
be lowered from $75,000,000 to 
$50,000,0000.



Sec. 14-12-2. Definitions – “Tier 1 
Development Project” continued

Councilmember Castaneda Lopez 
Recommendations

• That the investment threshold 
under Section 14-12-2 as defined 
for a “Tier 1” Development Project 
be lowered from $75,000,000 to 
$50,000,0000.



Action

• Pinned  - Awaiting the average 
dollar amount of investment for 
tax incentive developments for the 
DEGC.



Line 3



Sec. 14-12-2. Definitions – “Enforcement 
Committee”

Existing Text

• Enforcement Committee means a 
committee led by the City's 
Corporation Counsel and 
composed of representatives from 
the Planning and Development 
Department, Law Department, 
Human Rights Department, and 
other relevant City departments as 
determined by the Planning 
Director.

Councilmember Janee' Ayers 
Recommendations

• Amend by adding: "The chair of 
each Neighborhood Advisory 
Committee shall be an ex-offcio
member of the related 
Enforcement Committee."



Sec. 14-12-2. Definitions – “Enforcement 
Committee” continued

Councilmember Scott Benson 
Recommendations

• Amend Sec. 14-12-2 by striking 
"Human Rights Department" and 
inserting "Department of Civil 
Rights, Inslusion and Opportunity." 



Action

• Adopted - The recommendation is to 
admend - Sec. 14-12-2 by stiking "Human 
Rigths Department" and inserting 
"Department of Civil Rights, Inslusion and 
Opportunity."

• Also to amend this section by adding: "The 
chair of each Neighborhood Advisory 
Committee shall be an ex-offcio member of 
the related Enforcement Committee." It 
was also recommended that the 
composition of the Enforcement 
Committee be expanded to include the 
Council Liasion from LPD.  A further 
amended would need to be made to 
require that each NAC elect a Chair.



Line 4



Sec. 14-12-2. Definitions – “Tier 2 
Development Project”

Existing Text

• Tier 2 Development Project means a development project in 
the City that does not qualify as a Tier 1 Project and is 
expected to incur the investment of Three Million Dollars 
($3,000,000) or more, during the construction of facilities, or 
to begin or expand operations or renovate structures, where the 
Developer is negotiating public support for investment in one 
or both of the following forms: 

• (1) Land transfers that have a cumulative market value of 
Three Hundred Thousand Dollars ($300,000) or more (as 
determined by the City Assessor or independent appraisal), 
without open bidding and priced below market rates; or 

• (2) Tax abatements that abate more than Three Hundred 
Thousand Dollars ($300,000) of City taxes over the term of the 
abatement that inure directly to the Developer, but not 
including Neighborhood Enterprise Zone tax abatements.

Councilmember McCalister
Recommendations

• That Sec. 14-12-2 Definitions be revised to read as follows: 
“Tier 2” Development Project means a development project in 
the City of Detroit that does not qualify as a Tier 1 Project and 
is expected to incur the investment of Three Hundred Thousand 
($300,000) dollars or more during the construction of facilities, 
or to begin or expanding operations or renovate structures, 
where the developer is negotiating public support for 
investment for investment in one or both of the following 

• (1) Land transfers that have a cumulative market value of 
Thirty Thousand Dollars ($30,000) or more …. 

• (2) Tax abatements that abate more than Thirty Thousand 
Dollars ($30,000) of City of Detroit Taxes over the term of the 
abatement that incur directly to the Developer, but not 
including Neighborhood Enterprising Zone Tax abatements.” 



Sec. 14-12-2. Definitions – “Tier 2 
Development Project” continued

Council President Brenda Jones 
Recommendations

• The tiers required for CBO 
participation should be lowered to 
projects with $300,000 of public 
investment for Tier 2 Projects. 



Action

• Pinned  - Awaiting the average 
dollar amount of investment for 
tax incentive developments for the 
DEGC.



Line 5



Recommended Addition

Council President Brenda Jones 
Recommendations

• Recommending that a new section be 
added in which it is made clear that the 
CBO process must be a legally binding 
contractual agreement between the NAC 
and the developer.  

A CBO report should document the final 
results of the CBO process, which should 
be the creation of a legally binding 
community benefits agreement signed 
by the developer and the NAC.  The CBO 
process should not be permitted to close 
until a community benefits agreement is 
created through authentic negotiation 
between community members and 
developers which includes specific and 
tangible benefits advocated for by the 
community. 



Action

• Pinned  - Awaiting feed back from 
the respective Council offices as to 
if this is intent of the Council. 
Should this language be adopted 
the definition of "Community 
Benefits" would be expanded.



Line 6



Sec. 14-12-3. Tier 1 Projects(a)(1)

LPD Recommendations/Analysis

• Section 14-12-3(a)(1) be revised to 
state that the number of required 
community meetings be changed 
to “no fewer than five (5), unless a 
majority of the NAC deems 
otherwise.” 

Councilmember Sheffield 
Recommendations

• Section 14-12-3(a)(1) be revised to 
state that the number of required 
community meetings be changed 
to “no fewer than five (5), unless a 
majority of the NAC deems 
otherwise.” 



Sec. 14-12-3. Tier 1 Projects (a)(1) 
continued

Council President Brenda Jones 
Recommendations

• The NAC should have “no fewer 
than six (6) community meetings, 
unless a majority of the NAC 
deems otherwise”. 



Action

• Adopted - Section 14-12-3(a)(1) be 
revised to state that the number of 
required community meetings be 
changed to “no fewer than five (5), 
unless a majority of the NAC 
deems otherwise.”



Line 7



Sec. 14-12-3 (c)(1). – Engagement with 
Developer

Existing Text

• Sec. 14-12-3(a)(4) - Engagement 
with Developer. (4)At the public 
meeting, the Planning Director will 
present general information about 
the Tier 1 Project, discuss ways in 
which the Tier 1 Project is 
anticipated to impact the local 
community, and ways in which the 
Developer and the Planning 
Director plan to address or 
mitigate these impacts. 

Councilmember Castaneda Lopez 
Recommendations

• In Section 14-12-3(a)(4), strike and 
replace with, “At the initial public 
meeting (Meeting #1), the Planning 
Director will present in detail on the CBO 
process, how the NAC fits within that 
broader process, the responsibilities of 
the NAC and the proposed timeline for 
the NAC meetings. The Planning 
Department shall discuss previous NACs 
and share outcomes and best practices 
learned from them. The 
meeting/workshop, shall allow for the 
community to ask questions and learn 
about the upcoming CBO process. The 
Developer shall not be present at this 
first meeting. 



Action

• Adopted - In Section 14-12-3(a)(4), Add 
language to the section, “At the initial 
public meeting (Meeting #1), the 
Planning Director will present in detail 
on the CBO process, how the NAC fits 
within that broader process, the 
responsibilities of the NAC and the 
proposed timeline for the NAC meetings. 
The Planning Department shall discuss 
previous NACs and share outcomes and 
best practices learned from them. The 
meeting/workshop, shall allow for the 
community to ask questions and learn 
about the upcoming CBO process. The 
Developer shall not be present at this 
first meeting.



Line 8



Sec. 14-12-3 (c)(1). “Engagement with 
Developer”

Existing Text

• Sec. 14-12-3(c )(1) - Engagement with 
Developer. (1) In addition to the meeting 
required in Subsection (a)(1) of this 
section, the Planning Director shall 
facilitate at least one meeting between 
the NAC and the Developer to allow the 
NAC to learn more details about the 
project and to provide an opportunity for 
the NAC to make Developer aware of 
concerns raised by the NAC. (2) City 
Council by a 2/3 vote of members 
present or the Planning Director may 
facilitate additional meetings which the 
Developer, or the Developer’s designee, 
shall participate in as directed. (3) As 
part of community engagement the 
developer, or their designee, shall be 
required to meet as directed.

LPD Recommendations/Analysis

• Section 14-12-3(c) be revised to 
read as follows: “At the first meeting 
of the NAC, the developer shall 
provide an overview of the 
community engagement process, 
and the details of the proposed 
development.  At the second 
meeting of the NAC, any proposed 
NAC member(s) nominated by 
residents shall be permitted to 
present their ideas and suggestions 
regarding the community 
engagement process and the 
proposed development, before the 
members of the NAC are elected.” 



Sec. 14-12-3 (c)(1). “Engagement with 
Developer” continued

Councilmember Sheffield 
Recommendations

• Section 14-12-3(c) be revised to 
read as follows: “At the first meeting 
of the NAC, the developer shall 
provide an overview of the 
community engagement process, 
and the details of the proposed 
development.  At the second 
meeting of the NAC, any proposed 
NAC member(s) nominated by 
residents shall be permitted to 
present their ideas and suggestions 
regarding the community 
engagement process and the 
proposed development, before the 
members of the NAC are elected.” 

Council President Brenda Jones 
Recommendations

• During the first meeting those that are interested in 
being NAC members should be identified and during 
the second meeting, those interested in being NAC 
members must come formally prepared to state their 
interest in the NAC. 

3(a) Residents who have competing affiliations or 
interests that may result in the perception or the 
reality of an increased risk of bias or poor judgment 
in upholding the NAC Member responsibility to 
prioritize the interests of community residents over 
the interests of city officials and developers, should 
be restricted from serving on the NAC. This may 
include current or past employment affiliated with 
the developer or the city. Residents who have 
affiliations with entities that create competing 
responsibilities or threaten to jeopardize the NAC 
Member responsibility to prioritize the interest of 
community residents over the interest of city officials 
and developers, should also be restricted from 
serving on the NAC.  



Sec. 14-12-3 (c)(1). “Engagement with 
Developer” continued

Councilmember Castaneda Lopez 
Recommendations

• Amend Sec. 14-12-3(c )(1) in order 
to have the official NAC  meetings 
facilitated by an outside third party 
such as Doing Development 
Differently in Metro Detroit (D4) or 
other non-profit organizations 
rather than the Planning 
Department or the Department of 
Neighborhoods. 



Action

• Pinned - awaiting clarity from 
President Jones' office.



Line 9



Sec. 14-12-3(b)(1). “Engagement with 
Developer”

Existing Text

• Sec. 14-12-3(b)(1) - The Planning 
Director will accept nominations to 
the NAC from any person that 
resides in the Impact Area. 

Councilmember Castaneda Lopez 
Recommendations

• In Section 14-12-3(b)(1), strike 
and replace with, “A second public 
meeting (Meeting #2) will be held 
to focus on the proposed 
development consisting of a 
Developer presentation with a 
question and answer period. At 
this meeting, the Planning Director 
will begin accepting nominations 
for the NAC. No names will be 
accepted to this list of 
nominations after voting has 
begun in Meeting #3.” 



Action

• Withdrawn



Line 10



Sec. 14-12-3(b)(3). “Engagement with 
Developer”

Existing Text

• Sec. 14-12-3(b)(3) - The NAC shall 
consist of nine members, selected as 
follows: (a) Two Members selected by 
residents of the Impact Area chosen 
from the resident nominated candidates; 
(b) Four Members selected by the 
Planning Director from the resident 
nominated candidates, with preference 
given to individuals the Planning Director 
expects to be directly impacted by the 
Tier 1 Project; (c) One Member selected 
by the Council Member in whose district 
contains the largest portion of the 
Impact Area from the resident 
nominated candidates; and (d) One 
Member selected by the At-Large Council 
Members from the resident nominated 
candidates. 

Councilmember McCalister
Recommendations

• That Sec. 14-12-3 Neighborhood 
Advisory Council 3 (b) be amended so 
that three members are selected by the 
Planning Director from the resident of 
the Impact Area Chosen from the 
resident nominated Candidates, with 
preference given to individuals the 
Planning Director expects to be directly 
impacted by the Tier 1 Project. 

That Sec. 14-12-3 Neighborhood 
Advisory Council 3 (c), be amended so 
that three members are selected by the 
Council Member in whose district 
contains the largest portion of the 
Impact Area from the resident 
nominated candidates. 



Sec. 14-12-3(b)(3). “Engagement with 
Developer” continued

Council President Brenda Jones 
Recommendations

• 2(a) The NAC should be appointed 
by their community within their  
census track and not by the city. 

Councilmember Castaneda Lopez 
Recommendations

• 2(a) The NAC should be appointed 
by their community within their  
census track and not by the city. 



Sec. 14-12-3(b)(3). “Engagement with 
Developer” continued

Council Member James Tate’s 
Recommendation

• That three members should be 
selected by the respective Council 
members, i.e., two At- Large, one 
by the district Council member; 
three by the host community; 
three by the administration, via 
the Planning and Development 
Department. 



Action

• Pinned - awaiting feed back from 
Council in terms of the selection 
process for the NAC.



Line 10.5



Recommended Amendment

Request for clarification from Council 
President Brenda Jones

• Should Council have the flexability
to select NAC Members from 
outside of the list of nominees?



Action

• Pinned- this will be detemined
based on the outcome of the 
manner in which NAC members 
are selected. 



Line 11



Recommended Addition

Council President Brenda Jones 
Recommendations

• There should be one alternate 
selected by the community. The 
person with the third highest votes 
from the community should be 
listed as the alternate person. This 
person must agree to be present 
at all meetings and will be notified 
by the Planning Department when 
they are needed to formally 
replace a NAC member. 



Action

• Adopted - However, this will be 
determined based on the outcome 
of the manner in which the NAC is 
selected.



Line 12



Sec. 14-12-3 (c)(1) - “Engagement with 
Developer”

Existing Text

• Sec. 14-12-3(c )(1) - In addition to 
the meeting required in 
Subsection (a)(1) of this section, 
the Planning Director shall 
facilitate at least one meeting 
between the NAC and the 
Developer to allow the NAC to 
learn more details about the 
project and to provide an 
opportunity for the NAC to make 
Developer aware of concerns 
raised by the NAC. 

Councilmember Castaneda Lopez 
Recommendations

• In Section 14-12-3(c)(1), strike and replace with, “In 
addition to the meetings required in subsections 
(a)(1) and (b)(1) of this section, the Planning Director 
shall facilitate at least five meetings between the 
NAC and the Developer to allow the NAC to learn 
more details about the project and to provide an 
opportunity for the NAC to make the Developer aware 
of concerns raised by the NAC.” Add subsection “a.” 
The meetings between the NAC and Developer shall 
follow the subsequent schedule with additional 
meetings added as agreed upon between the NAC 
and Planning Director: (referr to LPD report).  

Add the following at the end of Section 14-12-3(c)(1): 
“The Developer must present to the members of the 
NAC, at a minimum, how the proposed project will 
utilize green infrastructure, create jobs for Detroiters, 
detail which tax incentives they are seeking with 
specific amounts, and to what extent the project will 
feature subsidized/discounted/affordable housing 
and/or commercial space.” 



Action

• Pinned  - It has been 
recommended that the following 
language be considered: These 
recommendations may included 
but are not limited to noise, traffic, 
dust mitigation. 



Line 13



Sec. 14-12-3(b)(2). “Engagement with 
Developer”

Existing Text

• Sec. 14-12-3(b)(2) - All residents 
over the age of 18 that reside in 
the Impact Area are eligible for 
nomination. 

Councilmember Castaneda Lopez 
Recommendations

• In Section 14-12-3(b)(2), which 
pertains to eligibility for serving on 
the NAC, strike “18” and replace 
with “16”. 



Action

• Failed 3-4



Line 14



Sec. 14-12-3(b)(2). “Engagement with 
Developer”

Existing Text

• Sec. 14-12-3(b)(2) - All residents 
over the age of 18 that reside in 
the Impact Area are eligible for 
nomination. 

Councilmember Castaneda Lopez 
Recommendations

• In Section 14-12-3(b)(2), add “Any 
person who stands to receive a 
pecuniary benefit from the 
development or is otherwise 
employed by the Developer is 
ineligible to serve on the NAC.” 



Action

• Pinned



Line 15



Sec. 14-12-3(b)(4). “Engagement with 
Developer”

Existing Text

• Sec. 14-12-3(b)(4) - If the Planning 
Director receives less than nine 
nominations, the Planning Director 
may seek out additional 
nominations from individuals that 
live outside the Impact Area but 
within the City Council district or 
districts where the Tier 1 Project is 
located. 

Councilmember McCalister
Recommendations

• That Sec. 14-12-3 Neighborhood 
Advisory Council (4) be amended 
so that if the NAC receives less 
than nine nominations, the City 
Council Member of the Impact 
Area may seek out individuals that 
live outside the Impact Area but 
within the City Council District or 
Districts where the Tier 1 Project is 
located. 



Action

• Pinned - Combining language with 
line 10



Line 16



Sec. 14-12-3(b)(5). “Engagement with 
Developer”

Existing Text

• Sec. 14-12-3(b)(5) - All actions of 
the NAC may be taken with the 
consent of a majority of NAC 
members serving. 

LPD Recommendations/Analysis

• That language be added to 
subsection 14-12-3(b)(5) stating: 
“Attendance at all NAC meetings 
by all elected and appointed NAC 
members shall be mandatory.  If a 
member fails to attend an NAC 
meeting, an alternative may be 
appointed by the NAC as a 
permanent replacement member.” 



Sec. 14-12-3(b)(5). “Engagement with 
Developer” continued

Councilmember Sheffield 
Recommendations

• That language be added to 
subsection 14-12-3(b)(5) stating: 
“Attendance at all NAC meetings 
by all elected and appointed NAC 
members shall be mandatory.  If a 
member fails to attend an NAC 
meeting, an alternative may be 
appointed by the NAC as a 
permanent replacement member.” 

Councilmember McCalister
Recommendations

• That Section 14-12-3(b)(5) be 
revised to state that “elected and 
appointed NAC members must 
attend at least 75% of the 
scheduled meetings.” 



Sec. 14-12-3(b)(5). “Engagement with 
Developer” continued

Council President Brenda Jones 
Recommendations

• It is recommended that a NAC 
member not be absent for more 
than “one” meeting. Additional 
absences could disqualify one 
from further being a NAC member. 



Action

• Adopted - "Attendance at all NAC 
meetings by all elected and 
appointed NAC members shall be 
mandatory, unless advance notice 
is provided. More than one (1) 
absence could disqualify one from 
further being a NAC member. If a 
member fails to attend an NAC 
meeting, an alternate may be 
appointed by the NAC as a 
permanent replacement member, 
at the discretion of the NAC."



Line 17



Sec. 14-12-2. Definitions

Existing Text

• Sec. 14-12-3(c )(2) - City Council by 
a 2/3 vote of members present or 
the Planning Director may 
facilitate additional meetings 
which the Developer, or the 
Developer’s designee, shall 
participate in as directed. 

LPD Recommendations/Analysis

• Subsection 14-12-3(c)(2) should 
read: “At the first meeting of the 
NAC, the developer shall provide a 
specific explanation of how the 
proposed development qualifies 
for public support of investment, 
the total amount of private 
investment involved, and the 
statutory authorizations and 
amounts of all tax abatements or 
incentives sought for the proposed 
development.” 



Sec. 14-12-2. Definitions

Councilmember Sheffield 
Recommendations

• Subsection 14-12-3(c)(2) should 
read: “At the first meeting of the 
NAC, the developer shall provide a 
specific explanation of how the 
proposed development qualifies 
for public support of investment, 
the total amount of private 
investment involved, and the 
statutory authorizations and 
amounts of all tax abatements or 
incentives sought for the proposed 
development.” 

Council President Brenda Jones 
Recommendations

• That all essential documents to be 
provided and/or emailed to the NAC 
Members, District and At-Large City 
Council members within 48 hrs. of the 
NAC selection. This will provide the NAC 
greater transparency with adequate time 
for review. (Example of Relevant 
Documents: Detroit Community Benefits 
Ordinance, development agreements 
between the city and developer, details 
of project financing/ project proforma, 
developer's RFP response, all renderings 
related to the project, But/For Economic 
Analysis conducted by DEGC, all 
environmental studies, documents 
related to brownfield funding, etc.) 



Action

• Adopted - The City and the DEGC 
shall provide all essential 
documents to the NAC Members, 
District and At-Large City Council 
members within 72 hrs. of the NAC 
selection including but not limited to 
the Detroit Community Benefits 
Ordinance, development 
agreements between the city and 
developer, projected revenue, 
developer's RFP response, all 
renderings related to the project, 
But/For Economic Analysis 
conducted by DEGC, all 
environmental studies, documents 
related to brownfield funding, etc. 



Line 18



Recommended Addition

LPD Recommendations/Analysis

• That a new section be added, 14-
12-3(7) that should read: “If the 
proposed development includes 
residential housing, then at least 
20% of the units for a single site 
shall be designated as affordable 
housing, defined as affordable by 
those earning at least 80% of Area 
Median Income.” 

Councilmember Sheffield 
Recommendations

• That a new section be added, 14-
12-3(7) that should read: “If the 
proposed development includes 
residential housing, then at least 
20% of the units for a single site 
shall be designated as affordable 
housing, defined as affordable by 
those earning at least 80% of Area 
Median Income.” 



Recommended Addition continued

Council President Brenda Jones 
Recommendations

• In regards to LPD’s 
recommendation that if a 
proposed development includes 
residential housing, that a least 
20% affordability at 80% Area 
Median Income (AMI) be 
incorporated into a single-site 
development; it is believed that 
this item should be included in the 
inclusionary zoning ordinance and 
not in the CBO ordinance. 

Councilmember Castaneda Lopez 
Recommendations

• Support Council President Pro Tem 
Sheffield’s proposed amendment 
to add a Section 14-12-3(7) which 
ends with “defined as affordable 
by those earning at least 80% of 
Area Median Income” and offer a 
friendly amendment to replace “at 
least” with “no more than”. 



Action

• Pinned - awaiting a legal opinion 
on the Sheffield recommendation.  

• A friendly amendment was 
accepted by Sheffield's staff from 
RCL's staff that language be 
added to the end of this section 
which reads: "…for the period of 
the abatement."



Line 19



Recommended Addition

LPD Recommendations/Analysis

• That a new section be added, 14-12-
3(c)(5) that should read: “The 
Planning and Development 
Department shall create and 
maintain a page on the City’s web 
site detailing the specifics of the 
development, along with a projected 
timeline, for each development 
project subject to this article. The 
webpage shall also contain the 
contact information for the PDD 
project manager and general 
contact information for the 
developer.” 

Councilmember Sheffield 
Recommendations

• That a new section be added, 14-12-
3(c)(5) that should read: “The 
Planning and Development 
Department shall create and 
maintain a page on the City’s web 
site detailing the specifics of the 
development, along with a projected 
timeline, for each development 
project subject to this article. The 
webpage shall also contain the 
contact information for the PDD 
project manager and general 
contact information for the 
developer.” 



Action

• Failed 4-4 citing that PDD already 
maintains a page for each 
development.



Line 20



Sec. 14-12-2. Definitions & Sec. 14-12-
3(a)(2)

Existing Text

• Sec. 14-12-2. Definitions & Sec. 14-12-
3(a)(2) - Staff would like to note that as 
it relates to this particular request, the 
“impact area” is comprised of the project 
area as well as the entirety of the census 
tract(s) in which the project area is 
located.  Public notice which is sent out 
via the City Clerk’s office per the 
ordinance is sent out to all residents and 
property owners within the impact area 
as well as 300 radial feet outside of the 
impact area.  If a greater effort is 
desired by council in this regard, the 
notice section of the ordinance should 
be amended to reflect council’s wishes. 

Councilmember Sheffield 
Recommendations

• That the public notice area should 
be expanded to include the entire 
project census tract(s) area.  This 
would increase awareness of 
projects. 



Sec. 14-12-2. Definitions & Sec. 14-12-
3(a)(2)

Councilmember McCalister
Recommendations

• That Sec. 14-12-3 Tier 1 Projects (3) 
In  addition to the notice 
requirement contained in 
Subsection (2) of this section, the 
Planning Director shall work with the 
District or Districts Council 
Member(s) or the Council Members’ 
designee where the Tier 1 Project is 
located and at least one At-Large 
Council Member to ensure that local 
residents, businesses, and 
organizations, especially those 
located in the Impact Area and 
those expected to be directly 
impacted by the Tier 1 project are 
informed of the public meeting. 



Action

• Adopted - It was recommended by 
Council President Jones' Office 
that 14-12-3(a)(4) be amended to 
state "impact area."



Line 21



Recommended Addition

Councilmember Sheffield 
Recommendations

• That the developer shall provide a 
list to the NAC of examples of 
legally binding community 
benefits agreements that have 
been created by communities and 
developers in other cities. 



Action

• Withdrawn - It has been 
recommended that a "best 
practices manual" be created and 
this language be incorporated into 
the manual.



Line 22



Sec. 14-12-3(d)(2). “Community Benefits 
Report”

Existing Text

• Sec. 14-12-3(d)(2) The Community 
Benefits Report shall contain: (a) A 
detailed account of how notice 
was provided to organize the 
public meeting. (b) A list of the 
NAC members, and how they were 
selected. (c ) An itemized list of 
the concerns raised by the NAC. (d) 
A method for addressing each of 
the concerns raised by the NAC, or 
why a particular concern will not 
be addressed. 

Councilmember McCalister
Recommendations

• That, where applicable, the NAC 
Community Benefits report include 
recommendations for green space 
and green design, stormwater
management, alternative energy 
generation, transit and walkability, 
historical preservation, regional 
destination planning, local food 
systems, inclusionary housing and 
employment and training. 



Action

• Withdrawn - It has been 
recommended that a "best 
practices manual" be created and 
this language be incorporated into 
the manual.



Line 23



Action

• Pinned - awaiting an opinion from the 
Law Department regarding the legality 
of this recommendation



Sec. 14-12-3(c)(1). “Engagement with 
Developer”

Existing Text

• Sec. 14-14-3(e )(1)All development 
agreements made between the 
Developer and the City related to 
the land transfers or tax 
abatements associated with a Tier 
1 Project shall include the 
Community Benefits Provision, 
which shall include: 

Councilmember McCalister
Recommendations

• That Sec. 14-12-3 Tier 1 (7) be 
amended so that if the developer 
is unable to meet the mandated 
51% Detroit resident hiring 
requirement shall provide support 
funding for training assistance for 
Detroit residence in 
apprenticeship, trade and 
vocational and technical training 
and certifications. 



Action

• Pinned - awaiting an opinion from 
the Law Department regarding the 
legality of this recommendation



Line 24



Recommended Addition

LPD Recommendations/Analysis

• Section 14-12-3(c) be revised to 
read as follows: “At the first meeting 
of the NAC, the developer shall 
provide an overview of the 
community engagement process, 
and the details of the proposed 
development.  At the second 
meeting of the NAC, any proposed 
NAC member(s) nominated by 
residents shall be permitted to 
present their ideas and suggestions 
regarding the community 
engagement process and the 
proposed development, before the 
members of the NAC are elected.” 

Council President Brenda Jones 
Recommendations

• In regards to the proposed addition of 
Section 14-12-3(c)(4) The ordinance 
should restrict developers who do not 
participate in the CBO process in good 
faith from receiving requested public 
benefits for their development projects.  

Developers who refuse to negotiate or 
provide any of the community benefits 
requested by the NAC, should not be 
permitted to present their development 
to City Council for public investment 
approval. The ordinance should also 
include provisions that automatically 
trigger clawbacks and suspensions of 
public investment in the case of 
developer noncompliance. 



Recommended Addition

Council Member Spivey 
Recommendation

• It was recommended that section 
14-12-3(e )(1)(a) be amended to 
state "shall" instead of "may."



Action

• Adopted - the recommendation 
from Council Member Spivey that 
section 14-12-3(e )(1)(a) be 
amended to state "shall" instead 
of "may."



Line 25



Recommended Addition

LPD Recommendations/Analysis

• Section 14-12-3(c) be revised to 
read as follows: “At the first meeting 
of the NAC, the developer shall 
provide an overview of the 
community engagement process, 
and the details of the proposed 
development.  At the second 
meeting of the NAC, any proposed 
NAC member(s) nominated by 
residents shall be permitted to 
present their ideas and suggestions 
regarding the community 
engagement process and the 
proposed development, before the 
members of the NAC are elected.” 

Councilmember Castaneda Lopez 
Recommendations

• In Section 14-12-3(c) add a 
subsection (4) containing the 
following, “The Administration will 
provide the NAC with a Community 
Needs Assessment or a Target 
Market Analysis of the Impact 
Area conducted by a third party 
prior to the final meeting of the 
NAC. The report is to be shared 
with City Council and made 
public.” 



Action

• Adopted - The language 
recommended by Sheffield is 
being merged with the language 
on line 17. If made available, this 
language should also be added to 
the best practices procedures. 



Line 26



Recommended Addition

LPD Recommendations/Analysis

• Section 14-12-3(c) be revised to 
read as follows: “At the first meeting 
of the NAC, the developer shall 
provide an overview of the 
community engagement process, 
and the details of the proposed 
development.  At the second 
meeting of the NAC, any proposed 
NAC member(s) nominated by 
residents shall be permitted to 
present their ideas and suggestions 
regarding the community 
engagement process and the 
proposed development, before the 
members of the NAC are elected.” 

Councilmember Castaneda Lopez 
Recommendations

• In Section 14-12-3(c) add a 
subsection (5) containing the 
following, “The City and the DEGC 
shall provide the NAC with all 
relevant information pertaining to 
any public subsidies being sought 
by the Developer including but not 
limited to the specific abatements, 
dollar amounts and duration of the 
subsidy, as well as the proposed 
abatement district maps.” 



Action

• Recommendation - That this 
language is added to the best 
practices procedures manual. 



Line 27



Sec. 14-12-3(d)(2). “Community Benefits 
Report”

Existing Text

• Sec. 14-12-3(d)(2) The Community 
Benefits Report shall contain: (a) A 
detailed account of how notice 
was provided to organize the 
public meeting. (b) A list of the 
NAC members, and how they were 
selected. (c ) An itemized list of 
the concerns raised by the NAC. (d) 
A method for addressing each of 
the concerns raised by the NAC, or 
why a particular concern will not 
be addressed. 

Councilmember Castaneda Lopez 
Recommendations

• In Section 14-12-3(d)(2) add a new 
subsection “e.” as “A 
comprehensive detailing of 
community outreach strategies 
used by the NAC to solicit and 
record feedback.” 



Action

• Adopted as amended - In Section 
14-12-3(d)(2) add a new 
subsection “e.” as “A detailing list 
of community outreach strategies 
used to solicit and record 
feedback.”



Line 28



Sec. 14-12-3(d)(3). “Community Benefits 
Report”

Existing Text

• Sec. 14-12-3(d)(3) The Planning 
Director, where possible, shall 
provide a copy of the Community 
Benefits Report to the NAC prior to 
subission to City Council. 

• Upon receiving the proposal for 
community benefits from the 
developer, "The NAC will have no 
less than one week to review the 
Community Benefits Agreement 
before being asked by the City to 
vote or sign a letter in support of 
the proposed benefits." 



Action

• Pinned - awaiting feed back from 
Council regarding the amount of 
time allocated for feed back, 
either 48 or 72 hours of review.



Line 29



Sec. 14-12-3(f)(1). “Engagement with 
Developer”

Existing Text

• Sec. 14-12-3(f)(1)a.iv. A 
representative from the Human 
Rights Department. 

Councilmember Scott Benson 
Recommendations

• Amend Sec. 14-12-3(f)(1)a.iv. 
Definitions by striking "Human 
Rights Department" and inserting 
"Department of Civil Rights, 
Inslusion and Opportunity." 



Action

• Adopted



Line 30



Sec. 14-12-3(f)(9)(b). “Enforcement 
Committee”

Existing Text

• Sec. 14-12-3(f)(9)(b) - If City Council 
finds that the Enforcement Committee 
has not made reasonable efforts, City 
Council shall make specific finding to the 
Enforcement Committee on the steps 
that need to be taken to comply with the 
Community Benefits Provision. (i) The 
Enforcement Committee shall provide 
City Council and the NAC monthly 
updates on compliance actions until City 
Council adopts a resolution declaring 
that the Developer is in compliance with 
the Community Benefits Provision or has 
taken adequate steps to mitigate 
violations. (ii) City Council may hold 
additional hearings related to 
enforcement of the Community Benefits 
Provision as needed. 

Councilmember Castaneda Lopez 
Recommendations

• In Section 14-12-3(f)(9)b.ii. Add, “If 
the Council determines that the 
Developer is in noncompliance 
with the Community Benefits 
Provision it may suspend all forms 
of public investment to the 
Developer by a simple majority of 
Council after receiving at least 
three monthly updates from the 
Enforcement Committee as 
outlined in 14-12-3(f)(9)b.i.” 



Action

• Withdrawn - Considering that there 
are already clawback provisions in 
the state statutes. 



Line 31



Sec. 14-12-5. “Exemptions”

Existing Text

• Sec. 14-12-5 - The requirements of 
this ordinance may be waived by 
resolution of the City Council upon 
submission by either the Planning 
Director or the Developer 
identifying reasons that the 
requirements of this ordinance are 
impractical or infeasible and 
identifying how the Developer will 
otherwise provide community 
benefits. 

Councilmember McCalister
Recommendations

• That Sec. 14-12-5 Exemptions; 
Section 1 be stricken. 



Action

• Failed - 1-8



Line 32



Sec. 14-12-2. “Definitions”

Existing Text

• Tier 2 Development Project means a development project in 
the City that does not qualify as a Tier 1 Project and is 
expected to incur the investment of Three Million Dollars 
($3,000,000) or more, during the construction of facilities, or 
to begin or expand operations or renovate structures, where the 
Developer is negotiating public support for investment in one 
or both of the following forms:

• (1) Land transfers that have a cumulative market value 
of Three Hundred Thousand Dollars ($300,000) or more (as 
determined by the City Assessor or independent appraisal), 
without open bidding and priced below market rates; or 

• (2) Tax abatements that abate more than Three 
Hundred Thousand Dollars ($300,000) of City taxes over the 
term of the abatement that inure directly to the Developer, but 
not including Neighborhood Enterprise Zone tax abatements.

Councilmember Spivey 
Recommendations

• That language be added creating a 
subsection (3) which would read as 
follows:

• For Tier 2 Development Projects 
triggered by public support in the 
form of land transfers with a market 
value of Three Hundred Thousand 
Dollars or more, and priced below 
market rates, shall have all proceeds 
related to the transfer of land 
allocated to the Neighborhood 
Improvement Fund.



Action

• Adopted - Spivey Amenedment . 

• Pinned - A request was made by 
the office of Council President 
Jone's Office that the Skilled 
Trades Fund receive a portion of 
the Funding.



Attachment G 
(LPD Community Benefits PowerPoint Survey Results) 

 



Community Benefits Ordinance 
Survey

Presented by 
Detroit City Council’s Legislative Policy Division

Overview and Results



Timeline

• October 2018 – Working Group Convened 

• April 2019 – Working Group Concluded

• August 2019 – Community Benefits Survey sent out to 1,500 
interested parties and posted on the City of Detroit website

• September 2019 – CBO Survey closed

• January 2020 – City wide stakeholders meeting

• September/October 2020 – Draft Ordinance submitted to Council 



1. Tier 1 Development Project – Sec. 14-12-2

Tier 1 Development Project means a development project in the City that is expected to 

incur the investment of Fifty Million Dollars ($50,000,000) or more during the 

construction of facilities, or to begin or expand operations or renovate structures, where 

the developer of the project is negotiating public support for investment in one or both of 

the following forms: 

(1) Any transfer to the developer of City-owned land parcels that have a cumulative 

market value of One Million Dollars ($1,000,000) or more (as determined by the 

City Assessor or independent appraisal), without open bidding and priced below 

market rates (where allowed by law); or  

(2) Provision or approval by the City of tax abatements or other tax breaks that abate 

more than One Million Dollars ($1,000,000) of City taxes over the term of the 

abatement that inure directly to the Developer, but not including Neighborhood 

Enterprise Zone tax abatements. 





2. Enforcement Committee – Sec. 14-12-2

The proposed revisions to this section would read as follows: 

Enforcement Committee means a committee led by the City’s Corporation Counsel and 

composed of representatives from the Planning and Development Department, Law Department, 

Department of Civil Rights, Inclusion and Opportunity, City Council’s Legislative Policy 

Division, the Neighborhood Advisory Council Chair of the respective Tier 1 Development 

Project, and other relevant City departments as determined by the Planning Director. 

The chair of each Neighborhood Advisory Committee shall be an ex-offcio member of the 

related Enforcement Committee.  





3. Tier 2 Development Project – Sec. 14-12-2

Tier 2 Development Project means a development project in the City that does not qualify as a 

Tier 1 Project and is expected to incur the investment of Three-Hundred Thousand Dollars 

($300,000) or more, during the construction of facilities, or to begin or expand operations or 

renovate structures, where the Developer is negotiating public support for investment in one or 

both of the following forms: 

(1) Land transfers that have a cumulative market value of Three Hundred 

Thousand Dollars ($300,000) or more (as determined by the City Assessor 

or independent appraisal), without open bidding and priced below market 

rates; or  

(2) Tax abatements that abate more than Three Hundred Thousand Dollars 

($300,000) of City taxes over the term of the abatement that inure directly 

to the Developer, but not including Neighborhood Enterprise Zone tax 

abatements. 





4. Community Engagement Process – Sec. 14-12-3

Sec. 14-12-3.  Tier 1 Projects. 

 (a)   Community Engagement Process for Public Meeting. 

(1) Prior to submitting to City Council a request for approval of Land transfers or Tax 

abatements related to a Tier 1 Project, the Planning Director shall hold no fewer 

than five (5) public meetings in the Impact Area as defined in this Section, unless 

a majority of the NAC deems otherwise.  





5. Meeting Notice – Sec. 14-12-3(a)(2)

(2) The City Clerk shall forward notice of the public meeting via First Class Mail no 

less than 10 days before such meeting to all City of Detroit residents within three 

hundred radial feet of the Tier 1 Project Impact Area.  The notice shall include: 

 a. The time, date and location of the public meeting; 

 b. General information about the Tier 1 Project; 

 c. A description of the Impact Area and the location of the Tier 1 Project; 

 d. Information related to potential impacts of the Tier 1 Project and possible 

 mitigation strategies; and  





6. Presentation of the CBO Process and NAC Roles –
Sec. 14-12-3(a)(4)
(4)   At the public meeting, the Planning Director will present general information about 

the Tier 1 Project, discuss ways in which the Tier 1 Project is anticipated to impact 

the local community, and ways in which the Developer and the Planning Director 

plan to address or mitigate these impacts. At the initial public meeting the 

Planning Director will present in detail on the CBO process, how the NAC fits 

within that broader process, the responsibilities of the NAC and the proposed 

timeline for the NAC meetings. The Planning Department shall discuss 

previous NACs and share outcomes and best practices learned from them. The 

meeting/workshop, shall allow for the community to ask questions and learn 

about the upcoming CBO process. The Developer shall not be present at this 

first meeting. 





7. NAC Members – Sec. 14-12-3(b)(3) 
(3) The NAC shall consist of nine members, selected as follows: 

a. Three Members selected by residents of the Impact Area chosen from the 

resident nominated candidates; 

b. Three Members selected by the Planning Director from the resident 

nominated candidates, with preference given to individuals the Planning 

Director expects to be directly impacted by the Tier 1 Project; 

c. One Member selected by the Council Member in whose district contains the 

largest portion of the Impact Area from the resident nominated candidates; 

and  

d. One Member selected by the At-Large Council Members from the resident 

nominated candidates. 

e. The Planning and Development Director as well as the Council Member 

in whose district contains the largest portion of the Impact Area, and the 

At-Large Council Members are permitted to select NAC members from 

outside of the list of resident nominated candidates, however those 

selected must reside within the impact area. 

f.  There should be one alternate selected by the community. The person 

with the third highest votes from the community should be listed as the 

alternate person. This person must agree to be present at all meetings 

and will be notified by the Planning Department when they are needed 

to formally replace a NAC member. 

 





8. NAC Impact Area – Sec. 14-12-3(b)(2)

(2) All residents over the age of 18 that reside in the Impact Area are eligible for nomination. 

Any person who is an agent, employee, or official of the developer must disclose 

their relationship to the developer prior to selection to the NAC. 





9. NAC Nominations – Sec. 14-12-3(b)(4)

(4) If the NAC receives less than nine nominations, the City Council Member in 

whose district contains the largest portion of the Impact Area may seek out 

individuals that live outside the Impact Area but within the City Council 

District or Districts where the Tier 1 Project is located. 





10. NAC Actions/Consent – Sec. 14-12-3(b)(5)

(5) All actions of the NAC may be taken with the consent of a majority of NAC 

members serving. Attendance at all NAC meetings by all elected and appointed 

NAC members shall be mandatory, unless advance notice is provided. More 

than one (1) absence could disqualify one from further being a NAC member. 

If a member fails to attend an NAC meeting, an alternate may be appointed 

by the NAC as a permanent replacement member, at the discretion of the 

NAC. 





11. Meetings between the Developer and the NAC – Sec. 14-12-3(c)(1)

(c) Engagement with Developer. 

(1) The Planning Director shall facilitate no fewer than five (5) meetings between 

the NAC and the Developer as required in Subsection (a)(1) to allow the NAC 

to learn more details about the project and to provide an opportunity for the NAC 

to make Developer aware of concerns raised by the NAC. The Developer and 

the relevant city departments must present to the members of the NAC, at a 

minimum, how the proposed project may utilize green infrastructure, create 

jobs for Detroiters, detail which tax incentives they are seeking with specific 

amounts, and to what extent the project will feature 

subsidized/discounted/affordable housing and/or commercial space. These 

recommendations may included but are not limited to noise, traffic, dust 

mitigation. 





12. Additional Meetings by 2/3 vote – Sec. 14-12-3(c)(2)

(2) City Council by a 2/3 vote of members present or the Planning Director may 

facilitate additional meetings which the Developer, or the Developer’s designee, 

shall participate in as directed. The City and the DEGC shall provide all essential 

documents to the NAC Members, District and At-Large City Council 

members within 72 hrs. of the NAC selection including but not limited to the 

Detroit Community Benefits Ordinance, development agreements between the 

city and developer, projected revenue, developer's RFP response, all 

renderings related to the project, But/For Economic Analysis conducted by 

DEGC, all environmental studies, documents related to brownfield funding, 

etc. 





13. CBO Report Content – Sec. 14-12-3(d)(2)





14. CBO Report to NAC – Sec. 14-12-3(d)(3)

(3) The Planning Director, where possible, shall provide a copy of the Community 

Benefits Report to the NAC prior to submission to City Council. The NAC will 

have no less than one week to review the Community Benefits Agreement 

before being asked by the City to vote or sign a letter in support of the 

proposed benefits. 





15. Development Agreement – Sec. 14-12-3(e)(1)(a)

(e) Development Agreement. 

(1) All development agreements made between the Developer and the City 

related to the land transfers or tax abatements associated with a Tier 1 

Project shall include the Community Benefits Provision, which shall 

include: 

a. Enforcement mechanisms for failure to adhere to Community 

Benefits Provision, that shall include but are not limited to, 

clawback of City-provided benefits, revocation of land transfers or 

land sales, debarment provisions and proportionate penalties and 

fees; and 





16. Enforcement Committee Composition – Sec. 14-12-3(f)(1)a.iv.

(1) An Enforcement Committee shall be established to monitor Tier 1 Projects. 

a. The Enforcement Committee shall be comprised of, at minimum, the 

following four individuals: 

 i. Corporation Counsel for the City of Detroit; or their designee. 

 ii. a representative from the Planning and Development Department; 

 iii. a representative from the Law Department; 

 iv. a representative from the Department of Civil Rights, Inclusion  

 and Opportunity. 





17. Division of Revenue for Tier 2 Developments – Sec. 14-12-4

Sec. 14-12-4.  Tier 2 Projects. 

 (a) Developers shall: 

(1) Partner with the City, and when appropriate, a workforce development 

agency to promote the hiring, training and employability of Detroit 

residents consistent with State and Federal Law. 

(2) Partner with the Planning Director to address and mitigate negative impact 

that the Tier 2 Project may have on the community and local residents. 

(b) The Developer’s commitment as identified in Subsection (a) of this section shall be 

included in the development agreements related to any land transfers or tax 

abatements associated with the Tier 2 Project for which the Developer seeks 

approval. 

(3) The remaining 80% of the total sales price from Tier 2 property sales shall be 

evenly divided among the Neighborhood Improvement Fund and the Skilled 

Trades Fund. 





Attachment H 
(LPD March 11, 2020 Report) 

 



  

1 

 

City of Detroit 

CITY COUNCIL 

LEGISLATIVE POLICY DIVISION 
208 Coleman A. Young Municipal Center  

Detroit, Michigan 48226 

Phone:  (313) 224-4946   Fax:  (313) 224-4336 

 

 

 

 

 

 

 

 

 

TO: The Honorable Detroit City Council 

 

FROM: David Whitaker, Director 

 Legislative Policy Division Staff 

 

DATE: March 11, 2020 

 

RE: RECOMMENDED REVISIONS TO THE COMMUNITY BENEFITS 

ORDINANCE 

 

 

This report follows the Legislative Policy Division’s (LPD) report dated October 1, 2018 

(attached) in which LPD staff provided a list of recommendations which would either strengthen 

or revise the city’s current Community Benefits Ordinance (CBO) process as outlined in Chapter 

12 of the 2019 Detroit City Code, Community Development, Article VIII – Community Benefits.  

 

Since that time, Council instructed LPD staff to conduct a series of legislative staff work group 

meetings in order to vet, revise, and ultimately provide a recommendation on the 62 

recommended revisions previously submitted to City Council for your consideration.   

 

Legislative Staff Work Group Summary 

In October 2018, the aforementioned working group was convened, concluding its work in April 

2019, after a series of 7 meetings. These meetings resulted in the initial 62 recommended 

revisions being decreased to 17 proposed recommended changes.  

 

In February 2019 the Law Department submitted a memorandum in response to a request from 

Council Member Scott Benson for a legal opinion in regards to the proposed amendments to the 

Community Benefits Ordinance (attached).    

 

Community Benefits Ordinance Survey Summary 

Between June 2019 and August 2019, an online Community Benefits Ordinance Survey 

soliciting the communities support or opposition to the proposed revisions was created through 
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the Department of Information and Technology (DoIT), and sent out to over 1,500 interested 

parties, and posted on the City of Detroit’s website.  The list of 1,500 plus individuals who 

received the survey electronically was compiled from the signatures and email addresses pulled 

from each the sign-in sheets circulated for the 12 Community Benefits Neighborhood Advisory 

Committee processes which have taken place to-date.  

 

In September 2019 the Community Benefits Ordinance survey was closed resulting in 76 

responses to the survey questions, which are further detailed in this report. Upon reviewing the 

results of the survey and taking into account the limited number of responses received LPD staff 

was instructed to facilitate a City Wide Community Benefits Ordinance Stakeholders meeting, 

which took place on Thursday, January 30, 2020.   

 

The balance of this report details the results of the online survey in terms of the percentage of 

respondents who were either in support or opposition of the proposed recommended 

amendments.  The proposed language resulting from the legislative staff work group sessions 

along with the initial language from Ordinance No. 35-16 is also included in its entirety as a 

frame of reference.      

 

Community Benefits Ordinance Survey Results  
 

Proposed amendment No. 1 

 

1. Sec. 14-12-2 of the City of Detroit Community Benefits Ordinance defines a “Tier 1 

Development Project” as a development project in the City that is expected to incur the 

investment of Seventy-five Million Dollars ($75,000,000) or more during the 

construction of facilities, or to begin or expand operations or renovate structures, where 

the developer of the project is negotiating public support for investment in one or both of 

the following forms: 

 

(1) Any transfer to the developer of City-owned land parcels that have a cumulative 

market value of One Million Dollars ($1,000,000) or more (as determined by the 

City Assessor or independent appraisal), without open bidding and priced below 

market rates (where allowed by law); or  

(2) Provision or approval by the City of tax abatements or other tax breaks that abate 

more than One Million Dollars ($1,000,000) of City taxes over the term of the 

abatement that inure directly to the Developer, but not including Neighborhood 

Enterprise Zone tax abatements. 

 

The proposed revision to the section would read as follows: 

 

Tier 1 Development Project means a development project in the City that is expected to 

incur the investment of Fifty Million Dollars ($50,000,000) or more during the 

construction of facilities, or to begin or expand operations or renovate structures, where 

the developer of the project is negotiating public support for investment in one or both of 

the following forms: 

 

(1) Any transfer to the developer of City-owned land parcels that have a cumulative 

market value of One Million Dollars ($1,000,000) or more (as determined by the 
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City Assessor or independent appraisal), without open bidding and priced below 

market rates (where allowed by law); or  

(2) Provision or approval by the City of tax abatements or other tax breaks that abate 

more than One Million Dollars ($1,000,000) of City taxes over the term of the 

abatement that inure directly to the Developer, but not including Neighborhood 

Enterprise Zone tax abatements. 

 

The resulting response to this recommended change was 78 % in support, and 22 % in 

opposition. 

 

 
 

Proposed amendment No. 2 

 

2. Sec. 14-12-2 of the City of Detroit’s Community Benefits Ordinance defines the 

“Enforcement Committee” as a committee led by the City's Corporation Counsel and 

composed of representatives from the Planning and Development Department, Law 

Department, Human Rights Department, and other relevant City departments as 

determined by the Planning Director. 

 

The proposed revisions to this section would read as follows: 

 

Enforcement Committee means a committee led by the City’s Corporation Counsel and 

composed of representatives from the Planning and Development Department, Law 

Department, Department of Civil Rights, Inclusion and Opportunity, City Council’s 

Legislative Policy Division, the Neighborhood Advisory Council Chair of the 

respective Tier 1 Development Project, and other relevant City departments as 

determined by the Planning Director. 

 

The chair of each Neighborhood Advisory Committee shall be an ex-officio member 

of the related Enforcement Committee.  

 

The resulting response to this recommended change was 84% in support, and 16% in opposition.  
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Proposed amendment No. 3 

 

3. Sec. 14-2-2 of the City of Detroit’s Community Benefits Ordinance defines a “Tier 2 

Development Project” as a development project in the City that does not qualify as a Tier 

1 Project and is expected to incur the investment of Three Million Dollars ($3,000,000) 

or more, during the construction of facilities, or to begin or expand operations or renovate 

structures, where the Developer is negotiating public support for investment in one or 

both of the following forms:  

 

(1)  Land transfers that have a cumulative market value of Three Hundred 

Thousand Dollars ($300,000) or more (as determined by the City Assessor 

or independent appraisal), without open bidding and priced below market 

rates; or  

 

(2)  Tax abatements that abate more than Three Hundred Thousand Dollars 

($300,000) of City taxes over the term of the abatement that inure directly 

to the Developer, but not including Neighborhood Enterprise Zone tax 

abatements. 

The proposed revisions to this section would read as follows: 

 

Tier 2 Development Project means a development project in the City that does not qualify 

as a Tier 1 Project and is expected to incur the investment of Three-Hundred Thousand 

Dollars ($300,000) or more, during the construction of facilities, or to begin or expand 

operations or renovate structures, where the Developer is negotiating public support for 

investment in one or both of the following forms: 

 

(1) Land transfers that have a cumulative market value of Three Hundred 

Thousand Dollars ($300,000) or more (as determined by the City Assessor 

or independent appraisal), without open bidding and priced below market 

rates; or  

(2) Tax abatements that abate more than Three Hundred Thousand Dollars 

($300,000) of City taxes over the term of the abatement that inure directly 

to the Developer, but not including Neighborhood Enterprise Zone tax 

abatements. 

 

The resulting response to this recommended change was 63% in support, and 37% in opposition.  
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Proposed amendment No. 4 

 

4. Sec. 14-12-3 of the City of Detroit’s Community Benefits Ordinance under Tier 1 

Projects subsection (a)(1) states:  

 

Sec. 14-12-3.  Tier 1 Projects. 

 

 (a)   Community Engagement Process for Public Meeting. 

(1) Prior to submitting to City Council a request for approval of Land transfers or Tax 

abatements related to a Tier 1 Project, the Planning Director shall hold at least one 

public meeting in the Impact Area as defined in this Section.  

 

The proposed revisions to this section would read as follows: 

 

Sec. 14-12-3.  Tier 1 Projects. 

 

 (a)   Community Engagement Process for Public Meeting. 

(1) Prior to submitting to City Council a request for approval of Land transfers or Tax 

abatements related to a Tier 1 Project, the Planning Director shall hold no fewer 

than five (5) public meetings in the Impact Area as defined in this Section, unless 

a majority of the NAC deems otherwise.  

 

The resulting response to this recommended change was 82% in support, and 18% in opposition.  

 

 
 

Proposed amendment No. 5 

 

5. Sec. 14-12-3(a)(2) of the City of Detroit’s Community Benefits Ordinance states: 
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(2) The City Clerk shall forward notice of the public meeting via First Class Mail no 

less than 10 days before such meeting to all City of Detroit residents within three 

hundred radial feet of the Tier 1 Project.  The notice shall include: 

 a. The time, date and location of the public meeting; 

 b. General information about the Tier 1 Project; 

 c. A description of the Impact Area and the location of the Tier 1 Project; 

 d. Information related to potential impacts of the Tier 1 Project and possible 

 mitigation strategies; and  

 

The proposed revisions to this section would read as follows: 

 

(2) The City Clerk shall forward notice of the public meeting via First Class Mail no 

less than 10 days before such meeting to all City of Detroit residents within three 

hundred radial feet of the Tier 1 Project Impact Area.  The notice shall include: 

 a. The time, date and location of the public meeting; 

 b. General information about the Tier 1 Project; 

 c. A description of the Impact Area and the location of the Tier 1 Project; 

 d. Information related to potential impacts of the Tier 1 Project and possible 

 mitigation strategies; and  

 

The resulting response to this recommended change was 90% in support, and 10% in opposition.  

 

 
 

Proposed amendment No. 6 

 

6. Sec. 14-12-3(a)(4) of the City of Detroit’s Community Benefits Ordinance under 

“Engagement with Developer” states in part:  

 

(4)   At the public meeting, the Planning Director will present general information 

about the Tier 1 Project, discuss ways in which the Tier 1 Project is anticipated to 

impact the local community, and ways in which the Developer and the Planning 

Director plan to address or mitigate these impacts.  

 

The proposed revisions to this section would read as follows: 

 

(4)   At the public meeting, the Planning Director will present general information 

about the Tier 1 Project, discuss ways in which the Tier 1 Project is anticipated to 

impact the local community, and ways in which the Developer and the Planning 

Director plan to address or mitigate these impacts. At the initial public meeting 

the Planning Director will present in detail on the CBO process, how the 
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NAC fits within that broader process, the responsibilities of the NAC and the 

proposed timeline for the NAC meetings. The Planning and Development 

Department shall discuss previous NACs and share outcomes and best 

practices learned from them. The meeting/workshop shall allow for the 

community to ask questions and learn about the upcoming CBO process. The 

Developer shall not be present at this first meeting. 

 

The resulting response to this recommended change was 86% in support, and 14% in opposition.  

 

 
 

Proposed amendment No. 7 

 

7. Sec. 14-12-3(b)(3)  of the City of Detroit’s Community Benefits Ordinance states:  

 

(3) The NAC shall consist of nine members, selected as follows: 

a. Two Members selected by residents of the Impact Area chosen from the 

resident nominated candidates; 

b. Four Members selected by the Planning Director from the resident 

nominated candidates, with preference given to individuals the Planning 

Director expects to be directly impacted by the Tier 1 Project; 

c. One Member selected by the Council Member in whose district contains the 

largest portion of the Impact Area from the resident nominated candidates; 

and  

d. One Member selected by the At-Large Council Members from the resident 

nominated candidates. 

 

The proposed revisions to this section would read as follows: 

 

(3) The NAC shall consist of nine members, selected as follows: 

a. Three Members selected by residents of the Impact Area chosen from the 

resident nominated candidates; 

b. Three Members selected by the Planning Director from the resident 

nominated candidates, with preference given to individuals the Planning 

Director expects to be directly impacted by the Tier 1 Project; 

c. One Member selected by the Council Member in whose district contains the 

largest portion of the Impact Area from the resident nominated candidates; 

and  

d. One Member selected by the At-Large Council Members from the resident 

nominated candidates. 
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e. The Planning and Development Director as well as the Council Member 

in whose district contains the largest portion of the Impact Area, and 

the At-Large Council Members are permitted to select NAC members 

from outside of the list of resident nominated candidates, however those 

selected must reside within the impact area. 

f.  There should be one alternate selected by the community. The person 

with the fourth highest votes from the community should be listed as 

the alternate person. This person must agree to be present at all 

meetings and will be notified by the Planning Department when they 

are needed to formally replace a NAC member. 

 

The resulting response to this recommended change was 84% in support, and 16% in opposition.  

 

 
 

Proposed amendment No. 8 

 

8. Sec. 14-12-3(b)(2) of the City of Detroit’s Community Benefits Ordinance states: 

 

(2) All residents over the age of 18 that reside in the Impact Area are eligible for nomination.  

 

The proposed revisions to this section would read as follows: 

(2) All residents over the age of 18 that reside in the Impact Area are eligible for nomination. 

Any person who is an agent, employee, or official of the developer must disclose 

their relationship to the developer prior to selection to the NAC. 

 

The resulting response to this recommended change was 97% in support, and 3% in opposition.  

 

 
 

Proposed amendment No. 9 

 

9. Sec. 14-12-3(b)(4) of the City of Detroit’s Community Benefits Ordinance states: 
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(4) If the Planning Director receives less than nine nominations, the Planning 

Director may seek out additional nominations from individuals that live outside 

the Impact Area but within the City Council district or districts where the Tier 1 

Project is located. 

 

The proposed revisions to this section would read as follows: 

 

(4) If the NAC receives less than nine nominations, the City Council Member in 

whose district contains the largest portion of the Impact Area may seek out 

individuals that live outside the Impact Area but within the City Council 

District or Districts where the Tier 1 Project is located. 

 

The resulting response to this recommended change was 89% in support, and 11% in opposition.  

 

 
 

Proposed amendment No. 10 

 

10. Sec. 14-12-3(b)(5) of the City of Detroit’s Community Benefits Ordinance states: 

 

(5) All actions of the NAC may be taken with the consent of a majority of NAC 

members serving. 

 

The proposed revisions to this section would read as follows: 

 

(5) All actions of the NAC may be taken with the consent of a majority of NAC 

members serving. Attendance at all NAC meetings by all elected and 

appointed NAC members shall be mandatory, unless advance notice is 

provided. More than one (1) absence could disqualify one from further being 

a NAC member. If a member fails to attend an NAC meeting, an alternate 

may be appointed by the NAC as a permanent replacement member, at the 

discretion of the NAC. 

 

The resulting response to this recommended change was 83% in support and 17% in opposition.  
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Proposed amendment No. 11 

 

11. Sec. 14-12-3(c)(1)  of the City of Detroit’s Community Benefits Ordinance states: 

 

(c) Engagement with Developer. 

(1) In addition to the meeting required in Subsection (a)(1) of this section, the 

Planning Director shall facilitate at least one meeting between the NAC and the 

Developer to allow the NAC to learn more details about the project and to provide 

an opportunity for the NAC to make Developer aware of concerns raised by the 

NAC. 

 

The proposed revisions to this section would read as follows: 

 

(c) Engagement with Developer. 

(1) The Planning Director shall facilitate no fewer than five (5) meetings between 

the NAC and the Developer as required in Subsection (a)(1) to allow the NAC 

to learn more details about the project and to provide an opportunity for the NAC 

to make Developer aware of concerns raised by the NAC. The Developer and 

the relevant city departments must present to the members of the NAC, at a 

minimum, how the proposed project may utilize green infrastructure, create 

jobs for Detroiters, detail which tax incentives they are seeking with specific 

amounts, and to what extent the project will feature 

subsidized/discounted/affordable housing and/or commercial space. These 

recommendations may include but are not limited to noise, traffic and dust 

mitigation. 

 

The resulting response to this recommended change was 82% in support, and 18% in opposition.  

 

 
 

Proposed amendment No. 12 
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12. Sec. 14-12-3(c)(2) of the City of Detroit’s Community Benefits Ordinance states: 

 

(2) City Council by a 2/3 vote of members present or the Planning Director may 

facilitate additional meetings which the Developer, or the Developer’s designee, 

shall participate in as directed. 

 

The proposed revisions to this section would read as follows: 

 

(2) City Council by a 2/3 vote of members present or the Planning Director may 

facilitate additional meetings which the Developer, or the Developer’s designee, 

shall participate in as directed. The City and the DEGC shall provide all 

essential documents to the NAC Members, District and At-Large City 

Council members within 72 hrs. of the NAC selection including but not 

limited to the Detroit Community Benefits Ordinance, development 

agreements between the city and developer, projected revenue, developer's 

RFP response, all renderings related to the project, But/For Economic 

Analysis conducted by DEGC, all environmental studies, documents related 

to brownfield funding, etc. 

 

The resulting response to this recommended change was 89% in support, and 11% in opposition. 

 

 
 

Proposed amendment No. 13 

 

13. Sec. 14-12-3(d)(2) of the City of Detroit’s Community Benefits Ordinance states: 

(2) The Community Benefits Report shall contain: 

 

a. A detailed account of how notice was provided to organize the public 

meeting. 

b. A list of the NAC members, and how they were selected. 

c. An itemized list of the concerns raised by the NAC. 

d. A method for addressing each of the concerns raised by the NAC, or why 

a particular concern will not be addressed. 

 

The proposed revisions to this section would read as follows: 

 

(2) The Community Benefits Report shall contain: 

a. A detailed account of how notice was provided to organize the public 

meeting. 



  

12 

 

b. A list of the NAC members, and how they were selected. 

c. An itemized list of the concerns raised by the NAC. 

d. A method for addressing each of the concerns raised by the NAC, or why 

a particular concern will not be addressed. 

e.  A detailing list of community outreach strategies used to solicit and 

record feedback. 

 

The resulting response to this recommended change was 89% in support, and 11% in opposition. 

 

 
 

Proposed amendment No. 14 

 

14. Sec. 14-12-3(d)(3) of the City of Detroit’s Community Benefits Ordinance states: 

 

(3) The Planning Director, where possible, shall provide a copy of the Community 

Benefits Report to the NAC prior to submission to City Council. 

 

The proposed revisions to this section would read as follows: 

 

(3) The Planning Director, where possible, shall provide a copy of the Community 

Benefits Report to the NAC prior to submission to City Council. The NAC will 

have no less than one week to review the Community Benefits Agreement 

before being asked by the City to vote or sign a letter in support of the 

proposed benefits. 

 

The resulting response to this recommended change was 89% in support, and 11% in opposition.  

 

 
 

Proposed amendment No. 15 

 

15. Sec. 14-12-3(e)(1)(a) of the City of Detroit’s Community Benefits Ordinance states: 
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(e) Development Agreement. 

(1) All development agreements made between the Developer and the City 

related to the land transfers or tax abatements associated with a Tier 1 

Project shall include the Community Benefits Provision, which shall 

include: 

a. Enforcement mechanisms for failure to adhere to Community 

Benefits Provision, that may include but are not limited to, 

clawback of City-provided benefits, revocation of land transfers or 

land sales, debarment provisions and proportionate penalties and 

fees; and 

 

The proposed revisions to this section would read as follows: 

 

(e) Development Agreement. 

(1) All development agreements made between the Developer and the City 

related to the land transfers or tax abatements associated with a Tier 1 

Project shall include the Community Benefits Provision, which shall 

include: 

 

a. Enforcement mechanisms for failure to adhere to Community 

Benefits Provision, that shall include but are not limited to, 

clawback of City-provided benefits, revocation of land transfers or 

land sales, debarment provisions and proportionate penalties and 

fees; and 

 

The resulting response to this recommended change was 84% in support, and 16% in opposition.  

 

 
 

Proposed amendment No. 16 

 

16. Sec. 14-12-3(f)(1)a.iv. of the City of Detroit’s Community Benefits Ordinance states: 

 

 (1) An Enforcement Committee shall be established to monitor Tier 1 Projects. 

a. The Enforcement Committee shall be comprised of, at minimum, the 

following four individuals: 

   i. Corporation Counsel for the City of Detroit; or their designee. 

   ii. a representative from the Planning and Development Department; 

   iii. a representative from the Law Department; 

   iv. a representative from the Human Rights Department. 
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The proposed revisions to this section would read as follows: 

 

(1) An Enforcement Committee shall be established to monitor Tier 1 Projects. 

a. The Enforcement Committee shall be comprised of, at minimum, the 

following six individuals: 

 i. Corporation Counsel for the City of Detroit; or their designee. 

 ii. a representative from the Planning and Development Department; 

 iii. a representative from the Law Department; 

 iv. a representative from the Department of Civil Rights, Inclusion  

 and Opportunity. 

v. a representative from City Council’s Legislative Policy 

Division; 

vi. the Neighborhood Advisory Council Chair of the respective 

Tier 1 Development Project. 

 

The resulting response to this recommended change was 87% in support, and 13% in opposition. 

 

 
 

Proposed amendment No. 17 

 

17. Sec. 14-12-4 of the City of Detroit’s Community Benefits Ordinance states: 

 

Sec. 14-12-4.  Tier 2 Projects. 

 (a) Developers shall: 

 

(1) Partner with the City, and when appropriate, a workforce development 

agency to promote the hiring, training and employability of Detroit 

residents consistent with State and Federal Law. 

(2) Partner with the Planning Director to address and mitigate negative impact 

that the Tier 2 Project may have on the community and local residents. 

(b) The Developer’s commitment as identified in Subsection (a) of this section shall 

be included in the development agreements related to any land transfers or tax 

abatements associated with the Tier 2 Project for which the Developer seeks 

approval. 

 

The proposed revisions to this section would read as follows: 

 

Sec. 14-12-4.  Tier 2 Projects. 

 (a) Developers shall: 



  

15 

 

 

(1) Partner with the City, and when appropriate, a workforce development 

agency to promote the hiring, training and employability of Detroit 

residents consistent with State and Federal Law. 

(2) Partner with the Planning Director to address and mitigate negative impact 

that the Tier 2 Project may have on the community and local residents. 

(b) The Developer’s commitment as identified in Subsection (a) of this section shall 

be included in the development agreements related to any land transfers or tax 

abatements associated with the Tier 2 Project for which the Developer seeks 

approval. 

(3) The remaining 80% of the total sales price from Tier 2 property sales shall 

be evenly divided among the Neighborhood Improvement Fund and the 

Skilled Trades Fund. 

 

The resulting response to this recommended change was 71% in support, and 29% in opposition.  

 

 
 

City Wide Community Stakeholders Meeting  

The following summation is a detailed account of the public comments received at the Thursday, 

January 30, 2020 public meeting.  All supporting documentation provided by members of the 

public in regards to their public comments and recommendations on additional changes to the 

Community Benefits Ordinance have been attached to this report for your review and 

consideration.   

 

There were approximately 300 persons in attendance at the aforementioned community meeting.  

A real-time survey was provided to determine the percentage of participants in attendance who 

have previously participated in a CBO process, in what capacity they participated, and their level 

of interest in the CBO process.  Additionally, participants were encouraged to contribute to the 

creation of two word clouds; one describing their initial thoughts about the current Community 

Benefits Ordinance; and two, their thoughts on what could potentially improve the community 

benefits process. Both of those word clouds are attached for your review, however, the 

appearance1 of any lude or profane comments have been censored.     

 

Upon completing an overview of the timeline, and the manner in which the results of the 

legislative work group were shared with the general public, comments were received from those 

in attendance.  Several members of the public expressed concerns regarding the process and their 

desire for more transparency.  While all of the written recommendations submitted by 

                                                 
1 The comments submitted by members of the public are included in the word clouds, however, several letters of 

lude or profane comments have been concealed.  
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community groups such as The Detroit People’s Platform, or the Equitable Detroit Coalition 

served as the impetus for many of the submitted recommended changes from various Council 

Member’s offices, as well as staff; members of these associations voiced their desire to have 

been included in the legislative work group to ensure that the intent of their written requests was 

made clear.   

 

In total 37 public comment cards were received, however, 39 members of the public spoke in 

regards to proposed changes to the Community Benefits Ordinance. Some of the comments 

received were additional changes that various entities would like to see enacted in a revised draft 

of the ordinance; separate and apart from the 17 recommended changes submitted by the 

legislative work group, which was the subject the city wide community stakeholders meeting.   

 

Written as well as verbal comments were submitted by several participants. Verbatim 

transcriptions of the hand written comments have been included as a part of this report for your 

review and consideration. A summation of the verbal public comments is provided for your 

consideration as well. 

 

Written public comments 

 

“‘Where possible’ negates ‘shall’ thereby creating a totally unenforceable clause.  It is, in fact 

which do you have? A possible mandatory, or is it a mandatory possibility? Eliminate ‘where 

possible’ and the ‘shall’ becomes effective…that the ‘Planning Director’ shall report on the 

situation, including a lack of activity.”  

 

“Number one concern about the City Assessor’s ability and/or creditability in assessing property 

going to developers since residents have been over assessed on private homes.  Impacted 

residents should determine what land/property should be given to developers.” 

 

“NAC needs to have final say on whether agreement moves forward; PD orientation needs to 

include CBA highlights from around nation; NAC committee should be majority community 

elected; More negotiation on CBA points, not just NAC proposal developer response; LPD 

analyses need to be more holistic/critical, not just outdated cost-benefit that is designed to 

always be positive!; Developers must resubmit request if silent for too long.” 

 

“NAC & Conflict of Interest; Taxing Authorities should weigh in on the impact of tax abatements 

on their entities; clear timeline.” 

 

“This ordinance just passed 3 years ago, adding more language now will confuse people more 

and give companies more excuses for not dealing with Detroit.” 

 

 “RETRO ACTVITY” 

 

“It’s important for the CBO to be amended to be more resident-driven, inclusive, transparent, 

and enforceable.  These amendments are a step in the right direction, but could be better.  NAC 

should be comprised of members who are all elected by impacted residents.” 

 

“Amend 7: Majority of the NAC must be comprised by people nominated by members of the 

impacted community; Amend 4: Remove clause allowing NAC to stop meetings before there have 

been at least 5.  UNLESS the NAC is controlled by people nominated by the neighborhood; 
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Amend 1,3: No investment limits.  CBA process should be contingent only on the use of tax 

incentives.” 

 

“In regard to the notification in Project Impact areas for Tier 2, my neighborhood is so sparse 

that few people were notified when companies reached out to neighbors.  The same radius that 

would result in outreach to 100 homes in more dense areas resulted in outreach to two 

abandoned homes, one occupied home and one church in my area.  I hope that you choose to 

expand this outreach area or require that at least a set of numbers of homes are contacted in this 

ordinance.” 

 

“I am the board chair of the Chadsey Condon Community Org.  Our residents are concerned 

about the manner in which we are informed that public hearings / meetings are taking place by 

notices not being received by residents.  We are also concerned about rezoning proposals being 

brought to council without the property studies taking place.  Finally, we are concerned about 

community engagement taking place late in the development process only as a formality.  

Community engagement should be early and often.” 

 

“The Fiat Chrysler expansion should consider the environmental impacts of the expansion reach 

far beyond the designated impact area.  Residents should be granted funds to fortify homes 

against pollution, this will help decrease health disparity.” 

 

“1) How does the CBO address land sales/swaps with third parties (e.g. Crown Enterprises) to 

the development that exceed $1 million? These 3rd party deals should be included in the CBO & 

required to be announced prior to the CBO process.  Significant land swaps resulting from these 

deals should be considered as an area to receive benefits.    

 

2) What consequence is there if a developer pays an NAC member? Or if an NAC member 

doesn’t disclose conflict of interest? The developer should be forbidden from paying NAC 

members.” 

 

“I support the majority of the amendments: however I would like to see the threshold of 

75,000,000 be reduced to 25,000,000.  Expand seats for community to be on NAC.  If developers 

can not give any concrete answers we should have the opt out by the City for the developer.” 

 

“I’m happy to see many of these amendments finally make it to this stage, it’s not lost on me that 

community concerns were ignored from the beginning.  Listen to residents! But in keeping good 

faith and optimism that Detroit’s era of ‘Development at any and all cots’ will at some point 

come to a close.   In addition to many of the common sense amendments that should have been 

accounted for in the first place, it is imperative that conflict of interest/effort is a consideration 

in selection of NAC members.  It is imperative that these negotiations end w/ legally binding 

agreements.  Moreover it is time for the city of Detroit to begin taking a comprehensive view of 

development – and a comprehensive accounting of public funded abatements.  A CBO is an 

opportunity for a city to develop w/and for its residents.  Help us work w/developments, don’t 

work around us.” 

 

“I agree with these amendments as a start, but they need to be stronger.  NAC should be 

majority comprised of residents chosen by community members, not city council.  ‘Impact Area’ 

should be clearly defined, and include at least the entire city council district.  All requirements 

for Tier 1 projects should also apply to Tier 2 projects.  The whole process should be required 
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for every development project getting public money/benefits.  No development projects should be 

allowed to happen without full NAC approval and an enforced requirement that the developer 

carrier out all NAC demands/recommendations.  We need strict penalties for non-compliance; 

including stopping the development.  Fines are weak and do not deter developers from 

disregarding community benefits requirements.” 

 

CBO Public Meeting Comments  
The following comments are a summary (not meant to be exhaustive) of the verbal comments that were given by the 

public during the January 30, 2020 public meeting held by the Legislative Policy Division.  

 

1. Detroit Digital Justice Coalition/Equitable Detroit Coalition member 

Supports City Council amendment #12.  

2. Detroit People’s Platform member 

Supports the inclusion of the NAC chair participating on the enforcement committee.  

3. Local 1191 member 

Against the CBO. Stated that the ordinance is making it harder for development. 

Construction workers are losing jobs.  

4. Detroit People’s Platform member  

Asked whether there would be retroactive action available for impacts of the Q-line 

construction and business/neighborhood disruption?  

5. Midtown/Selden Street resident  
States that they served on a NAC in Midtown and it was a waste of time. Received no 

information from developer. Stated that there is no teeth to hold a developer to requests 

of NAC. Developer said they’d just pay the penalty. Developer was non responsive.   

6. Equitable Detroit Coalition/Detroit People’s Platform member 

Supports Council Amendment #5. City Clerk should forward notices no less than 10 

days from the meeting and to residents within 300 feet, information, possible impacts 

etc. Definition of impact area should be included.  

7. Doing Development Differently in Detroit member 
40 organizations met to discuss the CBO. Supports expanding the NAC to include 

additional seats for community members + 2 seats for union representatives.    

Also asked: What happens if the majority of the NAC does not agree to the final CBA 

agreement??    

8. Citizen 

Supports Amendment #15 and believes that all development agreements shall include 

claw backs for noncompliance.  

9. Brightmoor resident 

Proposed New Amendment – Ordinance does not require NAC to reveal conflicts of 

interests currently. Ppl who have competing affiliations such as City staff, consultants 

etc. should be restricted from serving on the NAC. People in positions who have 

conflicting responsibilities or who stand to gain financially or influenced through other 

means should be restricted from serving on the NAC.  

10. Citizen 

Supports proposed amendments to CBO, but also advocates that minimum wage 

standards for jobs are at $15 an hour when developers receive incentives. Desires to see 

provisions that make it easier for Detroiter’s to join a union.   

11. Beniteau Street resident/Detroit People’s Platform member 
Developer is unresponsive to community’s needs. $15K a house for CBA is not 

enough. Desires better mitigation package for air quality. States that the information 
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from the Southwest Detroit Gordie Howe CBA negotiations mitigation was not shared 

with community. Want new roofs, central air, furnaces, foundation repair. Issues from 

the FCA construction include: vibrations from construction, fugitive dust, etc. Also 

feels that City government should have done better to mitigate impacts.  

12. District 5 resident/Detroit People’s Platform member 
 Proposed-Development Sec. 14-2-2 development project means a development that 

does not qualify as a tier 1 project and results in 300,000 or more…. SUPPORT 

13. Charlevoix Villages Association/Fisher Street community member 
Problems with current ordinance: All projects that receive public subsidies should be 

subject to CBO; there should be no threshold. The NAC should be comprised of 

majority residents of the impact area and elected by the community. The ability of the 

NAC to cancel meetings is a loop hole to cancel the negotiation process.  

14. Sugar Law Center attorney/Detroit People’s Platform member 
Supports proposed amendments. Restructure the NAC to increase the number of 

members on the NAC to include seven community members elected by residents. 

Additional six would be selected from youth, two labor representatives. The members 

should have backgrounds in various areas of expertise. Labor representatives should be 

required to demonstrate knowledge of impact area.  

15. Chadsey community organization member 
The City and developer should not be negotiating or speaking too far in advance of the 

developer negotiating with the NAC. Need earlier engagement before deals are made.  

16. Labor Local 1191 member  
Oppose the CBO; it is a waste of taxpayer money. It is pushing developers away and 

keeping skill tradesmen out of work.  

17. Citizen  

Would like to see 300 sf impact area for Tier 2 projects in addition to outreach area of 

Tier 1.  

Developers should have to resubmit to the City and start over if the project is delayed 

unreasonably. The NAC should be able to make the final decision. Negotiation between 

NAC and developer should more robust. The LPD financial analyses should be more 

critical cost/benefit analyses for projects.  

18. Southwest Detroit Coalition/Equitable Detroit Coalition member  
Supports the proposed amendment for lowering the threshold to $50million. The 

market value land/subsidy trigger should be lowered from $1million to $500,000. 

Additional language to qualify what triggers a developer to have to participate is in 

CBA process: “any transfer to the developer of city owned land that includes acreage 

that is equal to one city of Detroit residential block.” 

Item #12 should specifically include all parcels to be transferred to the developer and 

the sale price. Lastly, all agreements should result in a legally binding community 

benefits agreement.   

19. National Association of Black Women in Construction/Equitable Detroit Coalition 

member 
Proposed amendment #14 Tier 2 projects should include language that speaks to a 

priority, that Detroit residents live in the impact area for promotion of hiring, training 

and apprenticeship programs and employment consistent with local state federal law. 

Details the developers commitment to conduct outreach for impact area and Detroit 

residents.  

20. Equitable Detroit Coalition/ Detroit People’s Platform member 
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Stated that the CBO process should not be permitted to conclude until a legally binding 

agreement agreed upon between the developer and the NAC.  

21. Citizen 

The measure of success for the jobs that result from the CBO process should be 

measured in the number of people that gain meaningful employment (i.e. journeymen) 

and not entry-level positions.  

22. Brightmoor Connection/Equitable Detroit Coalition/ Detroit People’s Platform 

member 

Proposed additional amendment: To evaluate the projects impact on quality of life, 

developers must complete a scorecard that details assessments related to health, social 

and environmental impacts for residents that live in the impact neighborhood and 

surrounding areas. The scorecard shall be presented by the developer at the initial 

meeting of the elected NAC CBO meeting.  

 

23. Jefferson Chalmers CDC member 

Create binding rules to maintain consistency in process; hold developers accountable.  

24. Corktown resident 
There should be a moratorium on developer tax abatements until the $600 million in 

over taxation of Detroit homeowners is reimbursed. 

25. Eastside resident 

Need a moratorium on tax abatements. Taxing authorities are rubber stamping 

abatements. Penalties and enforcement should be imposed if developer fails to deliver 

on commitments.  

26. GreenAcres resident/ State Fairgrounds Steering Group committee member 

Supports Doing Development Differently in Detroit proposed additional amendment; 

support all Equitable Detroit Coalition additional amendments.  

27. Resident 
Comment to the Union brothers; people deserve to have a job with living wage; hope 

that City Council will take DDP and EDC amendments seriously. Engage union 

workers for CBO for all.  

28. Cody Rouge resident/Detroit People’s Platform member 
Developers should have to account for the way in which tax dollars are spent. NAC 

members should be representative of the leadership in the impact area community. The 

immediate community should be able to choose the NAC members. Developer should 

be held accountable for jobs. Threshold for Tier 1 projects should be $25 million. 

29. Detroit People’s Platform member 

Supports increasing the number of meetings; supports the Equitable Detroit Coalition 

amendments.  

30. West Grand Boulevard Collaborative member 

If developers can’t do business in Detroit without subsidies then they’re not good 

business people. We want elected officials to represent community members.  

31. District 5 resident 

People should have first right of first refusal for homes in the neighborhood that the 

Land Bank owns. Residents need to be able to vote for the NAC.  

32. Detroit People’s Platform member 

Take back government. Citizens should be benefiting from development. Make 

government officials accountable.  

33. Citizen 



  

21 

 

Against taxation without representation; I’m the only brown face on the construction 

job. I had to have multiple advocates to get the job. It should not be this hard to enter 

the field.  

34. Detroit Digital Justice Coalition member  

Community concerns are ignored. Development at all cost should end. CBA 

negotiations should result in a legally binding contract. Make developer’s be 

accountable for abatements received.   

35. North End resident 

Desires CBO language that defines community engagement to be executed. The Land 

Bank should be shut down.  

36. Detroit Digital Justice Coalition member 

NAC should be majority comprised of and chosen by community. Impact area should 

include entire City Council District. All requirements for Tier 1 projects and meetings 

should apply to tier 2 and any other project receiving public subsidies. We need strict 

penalties for noncompliance. The CBA should be a legally binding agreement.  

37. District 5 resident  
Supports Detroit People’s Platform recommendations. Too many Detroit employees 

involved in community meetings and not enough citizens.  

38. Citizen  
Don’t take a blank check from developers.  

39. Midtown resident  

Campaigned for the NAC for the Wigle CBO. Felt that the vote was rigged because 

some people brought their friends to vote. Doesn’t agree with prioritizing development 

and not focusing on stormwater management and climate change issues. We need 

developers to help provide free internet for the city.  

 

Conclusion 

At this point in time, LPD staff is prepared to receive further direction from the Planning and 

Economic Development Standing Committee and City Council for next steps in this process. 

Council may want to review and consider the additional proposed amendments and public input 

that has been received and detailed in this report. There was also discussion early on in this 

process concerning a dialogue with the Administration related to the proposed amendments that 

are under consideration. LPD will proceed with next steps as directed by this Honorable Body.  
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TO:  Detroit City Council 

   

FROM:    David Whitaker, Director   

  Legislative Policy Division  

 

DATE:  August 26, 2020 

 

RE: Community Benefits Ordinance Supplemental Report 

 

At the request of Council Member James Tate, Chairman of the Planning and Economic 

Development Standing Committee, the Legislative Policy Division (LPD) has given the second 

presentation in regards to the proposed revisions to the Community Benefits Ordinance.  The 

July 22, 2020 presentation was given specifically to solicit feedback from commercial 

developers and/or consultants engaged in large scale developments within the City of Detroit 

who would likely be impacted by, and/or held to standards and requirements of the city’s 

Community Benefits Ordinance’s proposed revisions submitted by the Legislative Staff Work 

Group.  

 

The following is an annotated account of the public testimony received from members of the 

public, the administration, DEGC, members of the development community, etc., and should be 

considered as a supplement to the March 11, 2020, LPD staff report.   

 

CBO Public Meeting Comments  
The following comments are a summary (not meant to be exhaustive) of the verbal comments 

that were given by the public during the July 22, 2020, public meeting held via Zoom by the 

Legislative Policy Division.  

 

1. Rod Hardiman – Expressed concerns over the city’s ability to ensure that a large 

intersection of citizens in the City of Detroit can participate in development. The 

proposed amendments to the ordinance add time, man-power, resources, and by lowering 

the threshold from $75 million to $50 million, more barriers are put in place for 

developers, particularly developers of color to participate in development. The smaller 
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the project is, the harder it is to absorb the extra costs needed to manage these processes 

as outlined in the proposed amendments to the ordinance.  

 

In regards to the $1 million threshold for the value of a tax abatement  a question of 

congruence can be raised.  If there was congruence between a $50 million or $75 million 

developments the tax abatement should be valued at around $5 million rather than $1 

million.  By having a $1 million threshold the value of a development project would be 

lowered to approximately $15 million to $20 million.  

 

It was stated that the lowering of the threshold for a Tier 2 development from $3 million 

to $300,000 would have a similar effect in stifling development in the City of Detroit. 

 

Mr. Hardiman was generally supportive of the proposed amendments concerning 

community engagement, dialogue, and the addressing of community concerns. However, 

not supportive of amendments, such as in recommendation #15 which changes the 

language from “may” to “shall” which alters the spirit of the ordinance, and serves as a 

barrier for some developers.  

 

2. Richard Hosey – Stated that there are in fact congruency issues between the threshold 

amounts and the tax abatement thresholds cited in the ordinance.  Conservatively for a $1 

million tax abatement amount over a typical 15-year abetment period the development 

would be approximately $10 million to $12 million developments.  

 

It was stated that the survey soliciting public feedback on the 17 proposed amendments 

which was issued to approximately 1,500 individuals within the City of Detroit, was not 

widely distributed or made available to members of the development community.  It was 

recommended that the survey be reopened to allow for additional responses, considering 

that only 75 responses were received during the initial survey response window during 

September 2019.   

 

Concerns were also expressed over balancing the needs and wants of the community as 

well as developers. The aim is to ensure that community objections over a specific type 

of development, which may not have negative or deleterious effects aren’t sidelined 

because a host community might find the developer objectionable.  The Field Street 

development was referenced as an example. Whereas smaller developments might not 

have the wherewithal to withstand community objections, larger developments, i.e., FCA, 

etc. are aided by existing relationships within city government. The city should be careful 

to not create and or support that dichotomy  

 

3. Amin Irving – Inquired if there would be any additions to the ordinance which would 

help mitigate risk for the developer upon participating in the CBO process.  It appears 

that several of the procedural amendments add to the risk of a development deal being 

carried out timely and on budget. 

 

Mr. Irving was generally supportive of the proposed amendments which increase 

community engagement, and disclosure on the part of the developer regarding what the 

development will entail.  However, would like to see language incorporated which states 

the requests of the NAC inform the ultimate development agreement rather than dictate 

the content of the development agreements between the developer and the City of Detroit.  



  

 

4. Richard Barr – Several developers have looked at the existing Community Benefits 

Ordinance and have stated that this process is not for them and have simply walked away.  

Others have looked at the process and have not been able to determine what to make of it, 

given its unpredictability, and have ultimately moved forward with developments that do 

not meet the $75 million threshold.   

 

The issue with the ordinance in general is that it creates uncertainty, unpredictability, 

undefined costs, and undefined time which leads to projects not being developed. The 

CRIO report which evaluated the compliance of each of the CBO developments to date 

was referenced showing that many of the developments are meeting and or exceeding 

their targets.  Mr. Barr stated that there appears to be a misconception that the CBO 

process is not working, and/or is being abused by developers, however, this sentiment is 

not supported by facts presented by City Departments such as CRIO.  

 

Not supportive of the lower threshold from $75 million to $50 million. Considering that 

there have been 12 projects that have gone through the process since 2017, rather than 

boarding the scope of projects, the process should be refined to ensure it is working for 

the projects that meet the current criterion, to make it predictable, affordable and meets 

the needs of the community and the developers.  

 

It remains unclear how the investment is measured. If it is based on hard cost, soft cost, 

or if there is no association between the cost of the development and the level of 

investment associated with the agreed-upon community benefits. There needs to be 

clarity on what is expected.  

 

The reduction from $3 million to $300,000 for a Tier 2 development is less problematic, 

considering that the Tier 2 process has worked pretty well to date.  The issue at hand 

doesn’t appear to be with the large-scale Tier 1 projects, but rather with community 

engagement around small-scale projects, where community engagement is still being 

defined on a project-by-project basis, typically around the $5 million to $10 million 

projects. 

 

Concerns were expressed over amendment #6 which would band the developer from 

attending the initial public meeting at which the role of the NAC would be discussed. It is 

believed that it sends the wrong message to developers, i.e., an “us” versus “them” 

mentality, which ultimately leads to a lack of trust and a lack of collaboration.  

 

There are concerns over amendment #11 which codifies the requirement for five 

meetings.  It is believed that there are situations where fewer meetings may be required 

given development timelines, etc. Additionally, large-scale developers may find the 

process too burdensome and opt not to move forward with a multi-million dollar 

development in the City of Detroit.  

 

There are concerns over amendment #12 which required the disclosure of financial 

information, environmental information, etc., most of which are proprietary and may be 

under non-disclosure agreements. The NAC should be able to rely upon DEGC, HRD, 

MEDC, and others to do their jobs in regards to financial reporting, rather than having 

proformas shared with the NAC on the front-end.   



  

 

5. Amir Faruqui. – Development in the City of Detroit has slowed dramatically over the 

past two years, and developers should be seen as community partners who need 

assistance rather than predatory entities that come into communities to harm.  

 

6. Rian Barnhill – Stated that the City should focus on incentivizing the types of 

development the City would like to see rather than making it more difficult for 

development to occur. The City wants to see more equitable development and the 

ordinance should make it easier rather than harder.  

 

Conclusion 

At this point, LPD staff is prepared to receive further direction from the Planning and Economic 

Development Standing Committee for the next steps in this process. The City Council may want 

to review and consider the additional proposed amendments and public input that has been 

received and detailed in this and the original report. There was also discussion early on in this 

process concerning dialogue with the Administration related to the proposed amendments that 

are under consideration. LPD will proceed with the next steps as directed by this Honorable 

Body.  

 


